ADVISORY PLANNING COMMISSION
Tuesday, February 15, 2011 5:30 p.m.
Committee Room No. 2

AGENDA
1.0

ADDITIONS TO AGENDA

2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of January 18, 2010

3.0

LAND USE PRESENTATIONS

3.1

326 Hospital Street
File: REZ00031
A rezoning application has been received to rezone the above captioned property from
RS-2 to a Comprehensive Development District. The proposed rezoning would allow a 4
unit townhouse development. (Applicant: Chercover, Massie and Associates)

4.0

REZONING

4.1

777 Columbia Street
File: REZ00048
An application has been received to rezone the properties at 731, 739, 743, 755 & 765
Columbia Street from Columbia Street Historic Comprehensive Development Districts
(C-8) to a Comprehensive Development Zone (CD) which would allow the construction
of the multi use civic facility and office development (Applicant: City of New
Westminster; Architects: HCMA and MCM)

5.0

NEW BUSINESS

5.1

Election of Chair and Acting Chair
2010 Chair – Bruce Clark (no longer a member of Commission)
2010 Acting Chair – Alex Sweezey

5.2

Permission to use Contact Information to deliver information about City Business
Examples may include invitations, workshops, forums, open houses
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37

99

Advisory Planning Commission Agenda
February 15, 2011

6.0

REPORTS AND INFORMATION

6.1

Advisory Planning Commission 2011 Meeting Schedule

7.0

CORRESPONDENCE

8.0

NEXT MEETING

100

March 15, 2011 (in Committee Room No. 2)
9.0

ADJOURNMENT
Please contact Kathleen Stevens to confirm your attendance 604-527-4656 or
kstevens@newwestcity.ca.
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ADVISORY PLANNING COMMISSION
Tuesday, January 18, 2011, 5:30 P.M.
Committee Room No. 2

MINUTES
VOTING MEMBERS PRESENT:
Alex Sweezey
- Acting Chair
Baj Puri
- Community Member
Ken Williams
- Community Member
Mark Elliott
- Community Member
Maria Marcu
- Community Member
Clay Nelson
- Community Member
VOTING MEMBER REGRETS:
Bruce Clark
- Regular Chair
Helen Bodner
- Community Member
Terry Owen
- Community Member
GUESTS:
Harvey Hatch
Peter Newall
Jassy Braich
Fred Cirillo

- H.R. Hatch Architect Ltd.
- Ballenas Project Management Ltd.
- Owner/Proponent, 1029 Hamilton Street
- Resident, 1099 Hamilton Street

STAFF:
David Guiney
Barry Waitt
Sylvia Nedila

- Planning Analyst
- Senior Planner
- Committee Recorder

PROCEDURAL NOTE: It was noted that a member quorum for required Motions was present.
1.0

ADDITIONS TO AGENDA
There were no additional items added to the Agenda.

1.0

MOVED and SECONDED
THAT the Agenda of the Advisory Planning Commission meeting held on January 18,
2011 be received and adopted.
CARRIED.
All members of Commission voted in favour of the motion

2.0

ADOPTION OF MINUTES

2.1

Adoption of Minutes of November 16, 2010.
MOVED and SECONDED
THAT the minutes of the Advisory Planning Commission meeting held on November 16,
2010 be received and adopted.
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All members of Commission voted in favour of the motion.
2.2

CARRIED.

Adoption of Notes of December 7, 2010.
MOVED and SECONDED
THAT the notes of the Advisory Planning Commission meeting held on December 7,
2010 be received and adopted.
CARRIED.
All members of Commission voted in favour of the motion.

3.0

LAND USE PRESENTATIONS

3.1

125 Columbia Street
(Applicant/Architect: Wayne Fund, H.R. Hatch Architect Ltd.
Developer: Ballenas Project Management Ltd.)

File: REZ00043

Barry Waitt, Senior Planner, provided a brief outline of the proposed rezoning in support of his
report attached as an Agenda item and advised the following:
It is a mixed use high density in accordance with the OCP recently adopted by City
Council in October, 2010.
The site is surrounded by Columbia, Elliot and Clarkson Streets, Albert Crescent Park to
the east.
The site development creates a comprehensive development zoning district (creating a
different zone), with 2 primary differences between the current C-4 zoning and the
proposed CD zone. The proposed density is 6.7 FSR and the parking is less than is
required within the current City’s Zoning Bylaw.
The key points to consider are land use and density in terms of this particular site which
has a designation that allows mixed use, optional for commercial use.
The Elliot Street r/w features a zig-zag pattern which is unattractive and the handicapped
access functionality is questionable, but the developer will be upgrading to
accommodate.
Elliot Street is a planned “greenway” and there is an existing greenway on Columbia
Street.
The owner is proposing a small commercial use on the western-end ground floor
Columbia Street corner. The developer has made two presentations to the local
community and is now being vetted through the City’s Committee process.
Mr. Peter Newall, Developer (Ballenas Project Management Ltd.) provided background
historical site information in relation to the Development Permit regulatory context of the subject
proposal which included particulars as follows:
City policies, not in place six years ago, are also supportive of a development which is
pedestrian-friendly, positive use of the downtown commercial land use, encourages proactive development, ties in with City Park Board requirements and most importantly,
meets the vision of the recent DCP (Downtown Community Plan) of the City’s downtown
core (sustainable and responsible growth).
This project will focus on vertically-oriented buildings, TOD (transit-oriented density)
policy, parking relaxations, generally all meeting the City’s policy guidelines.
Doc # 155599
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Responses/queries from Commission:
(Responses are denoted in italics)
Although the parking is quite clearly spelled out, it is a very extensive relaxation of
parking for this building, almost 29% difference. Out of the required 186 spaces, it
narrows down to 144. The variance is significant. Can you provide an explanation? As
part of the variance application, a parking study must be submitted by a traffic engineer.
In this case, a report was submitted by Bunt and Associates with comparisons of parking
demand in comparable buildings in the area and a rationale of a parking demand of one
space per unit was deemed to be reasonable.
Given that the site is surrounded by existing apartment blocks, would parking be a
problem? For the three case studies used as comparables, the number of cars on site
were significantly less than the number of parking spaces, from which it would appear
that parking was not a problem.
In my personal drive-by of the site on several occasions, parking always seemed to be a
difficulty. How do you rationalize this problem? A major rewrite of the parking bylaw
was conducted by the City approximately two years ago. What that study determined
was that at times what is available underground is not always used by the residents, as
they park in the most convenient space.
Is the FSR in line with other neighbouring developments? Although there are not many
apartment buildings in this area with this density, yes, there are a few sites downtown
with a similar density of the comparison examples used from the parking study recently
mentioned, the property across Clarkson has a lower FSR, the Quantum Building on 6th
Street (built to standard, FSR 5.2) and the Pointe is built to a higher density.
Would vehicular access to this new building be from Columbia Street? No, all vehicular
access would be from Clarkson.
What would constitute the maximum development size for this site, given the existing
C-4 zoning, the FSR? Approximately 2.5.
Is there a tunnel or covered area (as shown in the aerial photograph) at the Skytrain
tracks and to the west? It is a highly constrained site. The Skytrain is underneath the
site and curves towards Surrey.
If it goes underneath the site, doesn’t that constrain parking? Yes, a great deal, which is
the primary reason that parking comes above grade as much as it does.
As an engineer by trade, I am quite concerned over the integrity of the foundations for
that building (east of site, two vents for Skytrain tunnel), as well as concerns over noise,
trains, given that the existing towers are directly north and west. I concur that in
meetings with the residents and Downtown Residents Association, we did note concerns
over the noise issue. The developer will be required to provide an acoustical study and
build to CMHC standards, but that will happen later in the process.
A study should be conducted prior to the building being erected as it will be too late once
it has been constructed. As the developer, I can assure you that any development close
to a Skytrain station, it is always a plan of action to bring on board an acoustical
engineer to conduct a noise abatement study prior to any proposed building
construction.
Regarding the improvement on Elliot Street and that part of Elliot proposed to allow a
pedestrian and bicycle walkway (the zig-zag portion on slope), can you explain future
improvements? The fine-point details will be covered by the Architect at a point later in
the meeting, but basically there are three issues we wanted them to address: a) the
area is presently not very attractive and could be “greened” up, b) we want to see
buffering of the BC Transit Police parking lot to the west and c) some of the grades
seem questionable in the areas allocated for handicapped access. The Architect
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intervened and stated that it proposed to meet all grades by 6%, anything over and
above that percentage would require handrails, other on-site appurtenances, etc.
Will the BC Transit Police be moving with the rest of Translink to the old Labatt’s site?
Yes, they intend to move.
What information can you provide regarding the future use of that site? The BC Transit
Police will be relocating, and the property will in all probability, be listed for sale. The
property is owned by Translink and the probable outcome is unknown at this time.
The land use issue, particularly the “view corridor” of the river view and overall view is a
concern, which appears to be concave as depicted in the design drawings, rather than
an open, wide concept. What explanation can you provide on this topic? The view issue
will be addressed by the Architect.
At this time, Mr. Newall introduced Mr. Harvey Hatch, the Architect of record for the project,
who provided a verbal outline, incorporating the numerous photo-superimposed drawings,
scale drawings and image conceptuals, as follows:
Mr. Hatch provided an historical background to both the Developer’s and his company’s
background of credible and professional project-related experience both in the City of
New Westminster and the City of Vancouver. In relation to the site project in question,
the following was highlighted:
Relative continuous recurring themes lend themselves toward the desired impetus of
higher density, a smaller “footprint”, close to transit, on the bicycle route, in line with
curbing urban sprawl. The site at 125 Columbia Street meets, in a broad sense, all of
the required and desirable elements.
Following meetings with Translink regarding their position, Translink are very supportive
of this development for the space above their track (see Agenda package).
Correspondence from Mr. Greg Yeomans, Translink, reiterated Translink’s perspectives.
The topic of landscaping was addressed in detail (Elliot St. park r/w re-configuration),
“greening”, shrubbery, relief at new commercial area as a stopping off point for
pedestrians and bicycle users (which eventually will connect to the future marine
foreshore parking area), proposed large patio area, addition of retaining walls for seating
areas, trees to buffer walkway and new lighting.
A level of landscaping will be developed within the site itself, provided on all roofs except
for two, roof decks incorporating green space in line with the sustainability approach.
Residents will be able to have vegetable garden patches in some areas accommodating
soil to a depth of 2-3 ft.
An exercise and game room lounge has been designed, with direct access to other
amenities.
The design will incorporate three muted primary colours for the purpose of injecting
colour to enhance the buildings. Due to the West Coast “rainy-day syndrome”, the
concrete faces of the parking garage, concrete buildings will be incorporating blocks of
burgundy, metallic blue and the sandstone blocks on the townhouses and commercial
area, will lend themselves towards a beige-yellow tone to give a light and airy look,
rather than a grey content (much in keeping with the City of Vancouver Coal Harbour
and False Creek).
The actual design of the buildings were explained in detail, including the two townhouses
which were designed to angle and recess inwards, the necessity of maintaining a bottom
angle of 45 deg. to handle the tunnel weight distribution and the viewpoint of the
buildings from various City points of sightlines.
The particularly positive features of the building site would enhance the City’s “Gateway
to the City” view, as seen from Surrey and Coquitlam and would stand out. As earlier
pointed out, contact was not mandatory at this time to nearby residents, but was made
Doc # 155599
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as a courtesy to several residents in close proximity, particularly with respect to river
views.
Responses/queries from Commission:
(Responses are denoted in italics)
Will the sidewalk be accessible to park users? Yes, the area will all be defined as public
use. At present, the park is underutilized and underdeveloped. Our strategy is to create
a nice open space for the enjoyment and pleasure of the park users.
Are the gardens on top of the resident tower? No, the tower residents will be permitted to
have roof decks for “green” areas. While we attempted to “green” the building as much
as possible, the intention of the architect was to reconfigure the surrounding area green
to eradicate the adjacent slough.
Will green roofs be designed into this concept? No, due to insurance regulation
implications. Although “greenies” love this concept, in practical applications, it does not
always work. The concrete deck is not technically a green roof, it will be a place suitable
for growing vegetables (2-3 ft. deep, the design will address this issue).
Will any rental units be offered? No, all the units will be strata-owned.
Has the building concept and design been discussed with existing adjacent residents
both behind the site and nearby? Yes, the main concern was that the present views not
be obstructed. No objection by current residents were received to the actual building
design. The two suites facing the river were most concerned over the view, but we
intend to keep in close contact with the residents regarding the ongoing progress.
Is the site coverage pretty well “maxed out”? It is actually less. The first five floors can
be right to the property line, others above that are allowed 40%, and we are just under
40%.
Is it to be “wedge-shaped” after the 5th floor? Yes, after that we are less than the
minimum.
A suggestion was made that the overview drawings be revised to indicate a much
clearer sightline, as is presently not the case.
Is there a big purpose to provide a façade for the townhouse parking area? This is one
of our main points. In accordance with the City’s DCP community tie-in, a requirement
for ground-oriented family units (townhouses) serving two purposes; townhouses with
three bedrooms - plus, for larger families, has been addressed.
Does the design allow you to utilize the ground cover over the tunnel which you
otherwise could not? Yes, at present, it is the site indicated in “brown” on the drawings,
the left-over material.
Is geothermal not a possibility because of the tunnel? We have reviewed geothermal
possibilities in many instances, but it is not a fully reliable heat source as it is dependent
on the water table and very expensive to install. It is all dependent as well, on fitting this
concept into the present realistic economic real estate situation. For all of these
reasons, we are not considering geothermal heating at this time.
The Chair noted that it was not the Commission’s intent to approve or deny the rezoning at
this time, but to gather member comments for staff and presenter information.
The Chair thanked the delegates for their presentation, following which they left the meeting
at 6:35 PM.
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MOVED and SECONDED
THAT the report from Barry Waitt, Senior Planner, dated January 18, 2011 entitled
“Rezoning of 125 Columbia Street for a Mixed Use Commercial and Multiple Family
Residential Development, be received for information.
CARRIED.
All members of Commission voted in favour of the motion.
4.0
4.1

REZONING
1029 Hamilton Street

File: REZ00045

Mr. David Guiney provided a brief verbal outline of the proposed rezoning in support of his
report attached as an Agenda item, stating it was a standard rezoning and advised of the
following:
Notification was sent to:
The surrounding neighbourhood within 100 metres, 236 notices in total.
All Residents’ Associations.
The New Westminster Heritage Preservation Society.
The Board of School Trustees, and
Superintendent of Schools.
One emailed letter of support was received from:
local residents Eric and Juliana Vallée, 1010 Hamilton Street, circulated on-table
expressing their approval for the design and subdivision of the proposed
development.
Commission queries:
Responses are denoted in italics.
Clarification was requested to page 50 of Mr. Guiney’s report, last sentence of
Proposal and reference to Kelvin Street. It is noted for the record, that this was a
typographical error and should have made reference instead to Kingston Street.
Will the site actually feature a double garage and a parking pad? Yes, the hatched
area denoted on Page 53, is an outdoor parking space for the suite which is required
to provide a private outdoor space for secondary suites.
Is the private outdoor space for a secondary suite a new City requirement? No, has
always been a requirement of the City’s Zoning Bylaw.
Will the whole back yard open space be for the principal unit and secondary suite?
No, the suite private outdoor space will be delineated with some form of planting or
fence to separate the two. This is necessary to provide a sense of “separateness”
for the suite occupants.
Is there any available data referencing the high number of vehicles per capita in any
given area (re parking question at last meeting re Hamilton Street)? I do not know of
any such data to be available. However, the three off-street parking spaces presents
a very good parking situation.
One of the members queried the lack of parking in their recent drive-by of the area.
During school hours, school teachers use the street for off-street parking, but that
after school hours, on-street parking is usually always available.
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At this time, the Chair requested that the applicant/owner of the property, provide
additional information at request of the members. Mr. Jassy Braich, applicant/owner
circulated an aerial colour photograph of the neighbourhood on-table. He stated that he
had approached the adjacent neighbours who raised no objection to the site
development.
Member queries:
One member suggested that in order to provide a perspective of the scale in terms of
massing with abutting residences on either side of the subject site, provision of
streetscape photos would be very helpful. A drawing showing photos of the houses
to the east and west was circulated on-table.
A member requested information regarding the proposed width of the newlysubdivided lot. The new lot will be 33 ft. and will still allow for the required setback.
The total frontage of the existing site is 66 ft.
Considering that the lot frontage is to be divided in half from 66 ft. to 33 ft., what is
the difference in FSR between zones? There is no difference, both will be the same
FSR.
The chair requested comments from the public gallery.
Mr. Fred Cirillo, 1099 Hamilton Street, stated that he resides three doors away from the
proponent’s development at 1029 Hamilton Street. He has no objection, the neighbours
have advised Mr. Cirillo that there is no opposition to the development and all were of
the opinion that the project will blend in with all of the surrounding existing and new
homes.
Member comments:
The new development fits in with other developments in the area and I have no
problem with the rezoning proposal.
This is a straightforward proposal – “Let’s do it!”.
This application represents a very good simple subdivision to 33 ft. frontage.
There is a lane, no fronting driveway, does not slope, no views are impacted. It
is very different from the Hamilton Street proposal. It is a benefit to the
community. On the value and merit discussion viewpoint, it would not be
advantageous to consider any City subdivision below a 33 ft. frontage.
I agree with the proposal and support it.
It represents a very standard subdivision, a lane, no variance issues and I
support it.
The proposal is compatible with the neighbourhood, the parking issues have
been addressed. I will support it.
MOVED AND SECONDED
THAT the proposed rezoning of 1029 Hamilton Street from Neighbourhood Residential
Dwelling Districts (NR-1) to Neighbourhood Residential Dwelling Districts (Small Lots)
(NR-5) to subdivide into two lots of a frontage of 33 ft. (10m.) be referred to City Council
as a recommendation that the proposed rezoning subdivision application be approved.
CARRIED.
All members of the Commission voted in favour of the Motion.
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MOVED and SECONDED
THAT the report prepared by David Guiney, Planning Analyst, dated January 5, 2011
entitled “Proposed Rezoning of 1029 Hamilton Street, be received for information.
All members of Commission voted in favour of the motion.

CARRIED.

5.0

NEW BUSINESS

5.1

Subdivision qualifications:
Commission members raised concerns and were in consensus that the City of New
Westminster Zoning Guideline parameters of all new proposed subdivisions should not
be less than a 33 ft. frontage. Further discussion ensued regarding the inadequacies of
subdivision proposals less than the 33 ft. frontage and/or requisite anomalies, Heritage
Revitalization requirements and that narrow lot subdivision requests should be a matter
of further discussion in its entirety.
It was proposed that the foregoing be brought to staff’s attention as a concern of the
Advisory Panel Commission and a topic for further and future discussion.

6.0

REPORTS AND INFORMATION

7.0

CORRESPONDENCE

7.1

NEXT MEETING
February 15, 2011 (in Committee Room No. 2).

9.0

ADJOURNMENT
The meeting was adjourned at 7:15 PM.

ALEX SWEEZEY
Acting Chair
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ssCity of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date:

February 15, 2011

From:

Michael Watson,
Planning Assistant

File:

REZ 031

Subject:

Proposed Rezoning for 326 Hospital Street - Information Report

RECOMMENDATION
THAT this report be received for information.
PURPOSE
An application has been received to rezone 326 Hospital Street to allow the construction
of four ground oriented townhouse units. The purpose of this report is to provide
preliminary land use information on this application and to request feedback on land use
considerations regarding the application.
BACKROUND
Architect:

Douglas Massie,
Chercover Massie & Associates Ltd

Applicant &
Owner:

Devinder Maan

Current Zoning:

Single Detached Dwelling Districts (RS-2)

Proposed Zoning:

Comprehensive Development District based on Queensborough
Townhouse Districts (RT-3A)

OCP Land Use
Designation:

(RM) Residential Medium Density

Site Characteristics:

Frontage: 20 metres (65.62 feet)
Depth: 40.23 metres (132 feet)
Site Area: 804.70 sq. meters (8662 sq. ft.)

Doc# 156914
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AREA MAP

326 Hospital Street

SITE CONTEXT
The proposed development is located in the Sapperton neighbourhood, on Hospital Street
approximately 125 metres (410 feet) from East Columbia Street. The site is currently
vacant.
To the east of the site is Sapperton Baptist Church; to the west is a three storey apartment
building constructed in 1967; to south at the rear of the property are several single
detached dwellings zoned RS-1 and RS-5. To the north of the site, across the street, are
three apartment buildings built in the mid 1960s which are three storeys plus a penthouse.
The site is located within 150 metres of Sapperton Park and Royal Columbian Hospital. It
is also located 300 metres from the Brewery District site and half of a kilometre from the
Sapperton Skytrain Station.
PROPOSAL
The proposed development is a four unit, three storey townhouse development with
approximately 785.19 sq metres (8605.20 sq. ft.) of total floor space. The applicant is
proposing 4 units all of which are three bedrooms and ground oriented. Two parking
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spaces are provided below each of the proposed units. The proposed density is 0.99 FSR
and 20 units per acre.
OFFICIAL COMMUNITY PLAN CONSIDERATIONS
The OCP describes this designation as:
(RM) Residential - Medium Density: this area will contain medium density
multi-family residential uses such as row houses, stacked town houses and low
rises.
The proposed development conforms to Official Community Plan designation.
The proposed development is not located within a development permit area and a
development permit will not be required, however high quality design is an expectation
of rezoning approval.
ADVISORY PLANNING COMMISSION CONSIDERATIONS
Staff would like the Advisory Planning Commission to comment and provide feedback
on the following considerations:
Ground and Family Oriented Units:
The Affordable Housing Strategy (2009) has identified the need for medium density
ground oriented housing throughout the City. This development helps address that need
as all of proposed units are ground oriented. All of the units are also three bedroom units
which are more suitable for families. The front units are in close proximity to the street
(setback 12 feet) and provide a pedestrian friendly interface.
Density:
The density of the proposed development is as follows:
Floor space
(sq. ft.)

Units

FSR

UPA

8,605.20

4

0.99

20

The proposed floor space ratio of 0.99 fits within the range of 0.8 to 1.0 FSR for typical
townhouse developments. However, the unit sizes are larger than typically seen with
townhouse units. The proposed units are 2,031 sq. ft. to 2,271 sq. ft. Typical townhouse
units are between 1200 and 1600 sq. ft. Units larger than 1600 sq. ft. may not be as

13

City of New Westminster
February 15, 2011

-4-

marketable as smaller more affordable units. The large units are also contributing to an
FSR which is at the top end of the range typically seen in townhouse development.
Comprehensive Development District:
Staff have supported the use of a Comprehensive Development District for this proposal
for several reasons.
The existing townhouse zones in the New Westminster Zoning Bylaw, Townhouse
Districts (RT-2) and Townhouse Districts (RT-2A), were developed in the 1970s and the
1980s respectively, and do not represent current development trends and are prohibitive
in terms of implementing current planning principles. The RT-2 and RT-2A zones require
a 25 foot front setback, which would discourage development of ground oriented and
pedestrian friendly townhouse development. The proposed development would also not
meet the FSR requirements in the RT-2 and RT-2A zoning districts.
Staff have recently developed two townhouse zones which allow for a ground oriented
and pedestrian friendly townhouse form in the Queensborough neighbourhood
(Queensborough Townhouse Districts (RT-3) and Queensborough Townhouse Districts
(RT-3A) zoning districts). These zones were developed because of the increasingly
popularity of this form of development in Queensborough. This zone however does not
work for development on the mainland because of provisions to accommodate
development in the flood plain in Queensborough. However, Staff will be basing the
Comprehensive Development District for this application on the RT-3 and RT-3A
zoning districts.
PROCESS
The application has completed the following steps in the development review process:
1. Preliminary information report to Council (October 4, 2010);
The next steps in the development review process are outlined below:
1. Meet with City Staff (ongoing);
2. Information Land Use presentation to the Advisory Planning Commission (APC)
(February 15, 2011);
3. Information Site Development and Design Presentation to the New Westminster
Design Panel (NWDP) (February 22);
4. Presentation to the McBride Sapperton Association (March, 2011);
5. Site Development and Design Approval Presentation to the New Westminster
Design Panel (NWDP);
6. Staff review of the proposed amenity contribution as per City policy;
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7. Rezoning Land Use Presentation to the Advisory Planning Commission (APC);
8. Rezoning Bylaw presented to Council for consideration of First and Second
Readings and referral to Public Hearing;
9. Public Hearing and consideration of subsequent bylaw readings;
10. Finalization of Zoning.
CONCLUSION
An application has been received to rezone 326 Hospital Street to a Comprehensive
Development District in order to allow four ground oriented townhouse units. This report
provides preliminary information to the Advisory Planning Commission and to request
feedback on land use consideration of the application.

Michael Watson,
Planning Assistant
:mw
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#120-1200 W. 73rd Ave.
V a n c o u v e r, B C .
Cananda V6P 6G5
Ph . 60 4. 2 64. 1 45 0
Fx. 604.264.1462
Email cma@shawlink.ca

CHERCOVER MASSIE & ASSOCIATES LTD.
&

A R C H I T E C T U R E

E N G I N E E R I N G

COVERING LETTER: 1 PAGE (Including Transmittal)
COMPANY: CITY OF NEW WESTMINSTER

DATE: Monday, July 26, 2010

ATTENTION: DEVELOPMENT SERVICES DEPARTMENT
PROJECT: 326 HOSPITAL STREET

JOB No: 207-139A

SUBJECT: 326 HOSPITAL STREET LAND USE RATIONALE

Proposed zoning change from RS-2 to RM-2.
The concept of the project is to provide family oriented housing accommodation for four families in
four three level townhouses. The City of New Westminster is looking for ways to accommodate an
increasing population. This project is located on a site that is large enough that to accommodate
only one single-family residence under RS-2 zoning would be a missed opportunity. (RS-2
requires a minimum site area of 557.4 sq m and this site is 802.4 sq m, therefore this site could
only accommodate one residence). RM-2 is a more appropriate zoning because for such a large
site it is more financially feasible to provide affordable multiple bedroom residences. On the other
hand the site is smaller than the sites that presently accommodate the existing large apartment
blocks in the neighbourhood, for example the apartment block next door at 328 Hospital Street.
This project is intended to be an infill project that accommodates the scale of the adjacent church
and the existing apartment blocks while reflecting the heritage and massing character of the
existing older single-family homes that are sprinkled throughout the neighbourhood. This kind of
infill density and scale transition is only made possible with this rezoning.
The benefits to the neighbourhood include the elimination of an empty lot that acts like a “missing
tooth” in the streetscape. This project will provide street continuity and increased pedestrian
safety. It will augment the existing housing stock that consists of rental apartment
accommodations and relatively expensive owner occupied single family dwellings with
accommodations that are somewhere in between in terms of affordability. This would give four
families a chance at home ownership where development under the RS-2 zoning would not.

Thank you.
SENT BY:

DOUGLAS L. MASSIE

Page 1
Member of Association of
Professional Engineers and
Geoscientists of BC

Merwin Chercover
P.Eng., CP

Douglas L. Massie
MAIBC, MRAIC

Member of Architectural
Institute of BC
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Smart Growth Development Checklist

Smart Growth

Development Checklist
Corporation of the City of New Westminster

Guide and manage growth in a manner which is
consistent with the principles of sustainable
development and complete communities.
- NewWestminster Official Community Plan

Planning Department
·

Placemaking: people want to live in neighbourhoods that are
lively and attractive urban live/work/play environments, with
adequate amenities, and respect the community character, design
and historic features;

·

Shorter commutes and more transportation choices: locating
jobs in regionally-accessible hubs served by transit and with
housing nearby allows people to work closer to home or live
closer to work.

New Westminster is a community of compact neighbourhoods in
which residents can easily access employment, services and
recreational opportunities. The diversity of services and amenities
near residential areas means residents can walk, cycle or take transit
for many of their trips. The City of New Westminster’s Official
Community Plan identifies policies intended to build on these
historical assets.

Sustainability can be defined as reducing our ecological
footprint (e.g., resource inputs and waste outputs) while
increasing the quality of life (e.g., housing choice, attractive
public places, community interaction).

Instructions
All applications for Zoning Bylaw amendments as well as
development permits are required to complete this Checklist,
according to the following steps:

New developments are an essential part of the City’s future: they
create the urban environment as well as influence social wellbeing,
economic strength and environmental conditions. As a result,
developers and their consultants are important partners in achieving
the long term goals of the local community .

1.

Review and complete the Checklist.

2.

If needed, prepare a supplementary letter explaining, in more
detail, how the proposed development incorporates these, or
other, smart growth features2.

The purpose of this Smart Growth Development Checklist is to assist
landowners or developers and their consultants to create the most
sustainable project possible. The questions in the Checklist are
meant to advance the following sustainability objectives1:

3.

Submit the completed checklist and supplementary information
as part of your pre-application information for a rezoning or
Development Permit application, or as part of your design review
materials. Staff will provide comments on your submitted
materials.

4.

Re-submit the above information, addressing comments
received, with your formal rezoning or Development Permit
application.
Your checklist and supporting materials will be forwarded to the
Advisory Planning Commission and design panels, and attached
to their report, which is forwarded to Council.

·

Accessibility: compact mixed use development reduces
distances, and increases transportation choice (e.g., walking,
cycling, transit), for travel to work, shopping, recreation, and
services;

·

Housing choice: expanding housing choices for different age
groups, incomes and household sizes allows people to remain in
the same neighbourhood through different life stages;

5.

·

Efficient use of public funds: mixed use, higher density areas
make better use of existing infrastructure and reduce demands
for new roads and services;

·

Protect open space and natural areas: concentrating growth
within existing urban areas minimizes land consumption,
infrastructure costs and environmental consequences;

Applicants are encouraged to provide as much information as
possible to assist City Council, staff and advisory bodies in their
review of development proposals. The relevance of the Checklist
questions will depend on the nature and scope of the project. The
intent of the Checklist is not to “pass” of “fail” proposals, but to
assist applicants and the City in working together to develop high
quality projects that are a benefit to the community.

1
Adapted from New Jersey Future, “Smart Growth Scorecard –
Proposed Developments,” http://www.njfuture.org/.

2

For more information on smart growth features, visit http://
www.smartgrowth.bc.ca/index.cfm.
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Economic Sustainability
Considerations

Environmental Considerations

A healthy economy is essential to support the quality of life in our
community. The City would like to maintain a balance between the
number of jobs and the resident labour force, and ensure those jobs
are located for easy access by people who choose or must rely on
transit services (e.g., senior, student, entry-level employees). In
addition to the absolute number of jobs created, the income levels of
those employees and the stability of the job source are important
considerations.

Community and building design can significantly influence the
resource consumption (e.g., energy, water) and the waste (e.g.,
vehicle emissions, solid waste) produced in the local community.
New development in New Westminster should be designed to
minimize negative impacts on the existing natural environment and
maximize the benefits of the City’s existing green infrastructure.

Answer the following questions if you are applying for a
Development Permit or a Rezoning.
4.

1.

Comment on direct employment created by this project during
construction:
a)

Comment on the following site planning components:

4.1 Walking distance to:
a)

number and duration of jobs
(full time, part time) ________________________________

0.43 kms
SkyTrain Station (in kms) ___________________________

0.06 kms
b) bus stop (in kms) _________________________________

b) types of jobs
Design, drafting &
(e.g., construction, design) __________________________

c)

0.23 kms

trails, greenways, cycling routes (in kms) _______________

construction.

c)
2.

+ $19.00 per hour
income range of jobs ______________________________

Will the project provide direct employment (i.e., on the
development site) after the project is completed?

Yes/No

4.2 Located in the City’s designated growth areas (see Official
Community Plan, Section 2.1)
available on the web at http://www.city.new-westminster.bc.ca/
cityhall/planning/official%20community%20plan/pdf/
Part%202_01.pdf or at the Planning Department

Yes/No

NO

If so, comment on employment provided by sector, type, income
range, and the number of jobs that are full-time and part-time.

YES

4.3 Provides additional support for alternative transportation use
(check all that apply)

 variance received to provide less parking than required
X bicycle storage

(inside residences in garage
 change rooms or other rooms)
 designated parking for car share cars, high occupancy

___________________________________________________
___________________________________________________
___________________________________________________
3.

Are there any other components of economic sustainability (e.g.,
suitability of units for home based businesses) advanced by this
proposal?

vehicles (e.g., carpool, vanpool)

 incorporates Transportation Demand Management

Yes/No
If yes, describe:

measures3

YES

 other, describe:

Yes, all four residences have generously sized

___________________________________________________
___________________________________________________
dens that are on the ground floor and are
___________________________________________________

___________________________________________________
near the front entries that could be used for
___________________________________________________

___________________________________________________
home based businesses.
There are also desk spaces in the family rooms
and in the master bedrooms that could be used
for home based businesses.
3

For more information on transportation demand management
measures, visit http://www.vtpi.org/.
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4.4 On site stormwater management (e.g., green roof treatment,
permeable paving, on-site drainage, fish or aquatic habitat
protection)

Yes/No
NO

If yes, describe (note percentage of impervious to pervious
surfaces):

5.

Comment on inclusion of the following water efficiency
techniques:

5.1 Water efficient landscaping (e.g., drought resistant and/or native
plantings, use of non-potable water for irrigation, high efficiency
irrigation, use of rainwater cisterns for irrigation)

Yes/No
YES

___________________________________________________

If yes, describe:
The landscape architect will be advised to

___________________________________________________

___________________________________________________
specify drought resistance and native plantings.

___________________________________________________

___________________________________________________
___________________________________________________

4.5 Floodplain mitigation
(note: this is a requirement in floodplain areas)

Yes/No

5.2 Onsite wastewater treatment

Yes/No

NO

4.6 Will site remediation be part of the development process?

Yes/Not Applicable

If yes, describe:

NO

If yes, briefly outline proposed remediation approach:

___________________________________________________

___________________________________________________

___________________________________________________

___________________________________________________

___________________________________________________

___________________________________________________

5.3 Water use reduction measures (e.g., low consumption fixtures,
grey water systems, stormwater irrigation)

Yes/No

4.7 Mitigation of lighting pollution (e.g., spill lighting and off-site
glare avoided)

Yes/No
YES

If yes, describe:
Outdoor lighting fixtures will be chosen so

___________________________________________________
as to deflect the light down to the walking

___________________________________________________

YES

If yes, describe:
The mechanical/plumbing engineer will be advised

___________________________________________________
to specify low water consumption toilets and
___________________________________________________
shower heads.
___________________________________________________

and
vehicular areas.
___________________________________________________

4.8 Does the project provide enhanced waste diversion facilities
(e.g., on-site recycling, on-site composting)

Yes/No
YES

If yes, describe:
Each residence will have room for a recycling

___________________________________________________
container and bags in the garage.
___________________________________________________

___________________________________________________
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6.

7.

Comment on inclusion of the following methods to reduce
energy use and improve air quality:

6.1 Energy efficiency of proposed structures (e.g., building location
responding to daily sun/shade patterns, high performance
envelopes, passive solar gain, solar shading, natural ventilation,
ground heating/cooling, high efficiency fixtures, consideration
of heat island effect)4

Comment on the following methods for sustainable use and
reuse of materials and resources:

7.1 Management of construction wastes (e.g., reuse of existing
buildings or building materials during construction and/or
demolition, remade/recycled content)

Yes/No
NO

Yes/No

If yes, describe:

YES

If yes, describe:

_________________________________________________________

Insulation that exceeds the Building Code

___________________________________________________

_________________________________________________________

minimum will be specified for the roof attic

_________________________________________________________

___________________________________________________
spaces. Heat & hot water provided by high___________________________________________________
efficiency tankless sysem.

7.2 Use of environmentally sensitive or recycled construction
materials (e.g., high volume fly-ash concrete, non-toxic finishing
materials)5

6.2 Use of renewable energy alternatives (e.g., geothermal, solar, offgrid, BC Hydro Green Power)

Yes/No
YES

Yes/No

If yes, describe:

NO

Non-toxic materials will be used in the

If yes, describe:

___________________________________________________

___________________________________________________

construction.

___________________________________________________

___________________________________________________
___________________________________________________

___________________________________________________
7.3 Enhanced durability of construction materials (e.g., wall systems,
roof materials)

6.3 Chlorofluorocarbons (CFC) reduction in heating, ventilating, and
air conditioning (HVAC) equipment, Power Smart technology

Yes/No

Yes/No
YES

If yes, describe:

YES

If yes, describe:

The walls will be protected by large overhangs

___________________________________________________

There are large roof overhangs that will shade

___________________________________________________
the windows in the summer.

and will be of rainscreen construction.

The

___________________________________________________

Also opening

___________________________________________________
windows are placed all around the exterior
___________________________________________________

roof is proposed to be a 40 year guarantee shingle.
___________________________________________________

7.4 Is LEED6 certification being pursued for this project?

Yes/No
facades to aid cross ventilation.

There will

If yes, what level of certification are you aiming for:
be no need for air conditioning.

NO

___________________________________________________

5

For more information on environmentally sensitive or recycled
construction materials, see http://www.ecosmart.ca/.
6
4

For more information on the heat island effect, visit http://
eetd.lbl.gov/HeatIsland/.

For more information on LEED (Leadership in energy and
Environmental Design) certification, see http://www.usgbc.org/
LEED/LEED_main.asp.
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Comment on inclusion of the following suggested strategies to
improve indoor environmental quality:

10. Does the street layout and design encourage walking and
cycling, while providing for personal and commercial vehicle
use?

8.1 Improved air quality through low emitting materials (e.g., paint,
carpets) and natural ventilation with windows that open

Yes/No
YES

If yes, describe:

Yes/No
If yes, describe:

YES

The access to the parking in the private

___________________________________________________

Low VOC latex paints will be specified.

There

___________________________________________________

garages is on a dead end private street.

There

___________________________________________________

will be natural ventilation with opening

___________________________________________________
windows.
___________________________________________________

8.2 Design attempts to maximize exposure to natural light

will
be no through traffic.
___________________________________________________

11. If new streets or lanes are constructed as part of the
development, are they designed to reduce storm water runoff
(e.g., narrow right of ways, permeable shoulders)?

Yes/No

Yes/No
YES

YES

If yes, describe:
The access drive is narrower than a street due

Answer these additional questions if you are applying
for a rezoning:

_________________________________________________________

9.

to
the tiny amount of traffic.
___________________________________________________

Comment on greenspace and environmental features.

9.1 Provision of greenspace and trees on site (includes retention of
existing trees)?

Yes/No
YES

If yes, note and show calculations for:
a)

2258 sq ft
Amount of greenspace in square feet: _________________
879 sq ft

b) Amount of usable open space in square feet: ___________
c)

___________________________________________________
___________________________________________________
12. If the property is adjacent to existing park space, open space,
paths or trails, is a visual and pedestrian connection provided?

Yes/No
NO

Number and percentage of existing trees to be retained on
1 existing, attempt to retain 1.
site: ____________________________________________

0
d) Number of trees removed: ___________________________

e)

See landscape plan.
Number of trees to be planted: _______________________

9.2 Are there any significant existing environmental features that are
maintained or enhanced on the site (e.g., tree and/or shrub
preservation or daylighting of a stream)?

Yes/No
If yes, describe:

YES

An attempt will be made to preserve the one

___________________________________________________
existing tree.
___________________________________________________

___________________________________________________
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13. Is the proposed residential, commercial or institutional
development within a ten minute walk (approximately 800 metres)
from:
a)

neighbourhood store or other shopping opportunities YES

Yes/No
b) school

YES

Yes/No
c)

community services (e.g., library, community centre)

YES

Yes/No
d) child care facility

YES

Yes/No
e)

health services (e.g., hospital, doctor’s office)

parks or trails

The primary purpose of a city is to provide for the wellbeing of its
residents, labour force and visitors. New development should
contribute to the health and safety of New Westminster, as well as
enhance the range of housing, service and recreational options to
meet diverse community needs. The design of new development
should reflect local heritage and provide attractive public spaces that
encourage social interaction.
14. Anticipated price range of units (note price range for both
commercial and residential units, if applicable)
To be determined once
Average price per square foot: ___________________________
project is completed.

15. Does the proposed development include non-market housing
units?
NO

Yes/No

YES

Yes/No
f)

Social Sustainability
Considerations

YES

If yes:
a)

number of units: __________________________________

Yes/No
b) as a percentage of total units: ________________________
g) SkyTrain station or bus stop

YES

Yes/No

c)

form of tenure (e.g., rental, co-op, owner): ______________

d) targeted population, if applicable
(e.g., seniors, family): ______________________________

g) other

Yes/No

16. Does the project include rental housing units?

List:
___________________________________________________
___________________________________________________

NO

Yes/No
If yes:
Number of units: _____________________________________
Expected average rent for a one bedroom unit $ _____________

___________________________________________________
Expected average rent for a two bedroom unit $ _____________
17. If the project includes low or medium density residential, are the
housing units ground-oriented (i.e. does a door have direct
outdoor access to a street or courtyard as opposed to a
corridor)?
YES

Yes/No
If yes:
4

Number of units: _____________________________________
100%

As a percentage of total units: ___________________________
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18. Does the project design incorporate Crime Prevention Through
Environmental Design principles
(note: this is a requirement: Police and Planning Departments will
review your CPTED analysis report)
YES

23. Does the project contribute to heritage revitalization through the
reuse, relocation or rehabilitation of an existing structure or
feature?
NO

Yes/No

Yes/No
If yes, describe:
19. Does the project incorporate features to enhance adaptability
and accessibility within the proposed housing units for people
with disabilities (e.g., wider door openings, reinforced walls in
bathrooms for future installation of grab bars, ground-oriented
entrances)?
NO

___________________________________________________
___________________________________________________

Yes/No
___________________________________________________
If yes, describe:
___________________________________________________

24. Does the project involve provincial designation of a heritage
building?
NO

Yes/No
___________________________________________________
___________________________________________________
20. Are actions proposed to mitigate noise (e.g., traffic, railways,
industry, commercial uses, patrons)
YES

Yes/No
If yes, describe:
The stucco walls on the upper two storeys of

___________________________________________________
the residential units will deflect the

___________________________________________________
noise.
___________________________________________________

21. Does the project enhance local identity and character (e.g.,
through architectural style, landscaping, colours, project name)?

25. Are public amenities provided with the development (check all
NO
that apply):

 Public art
 Child care facility
 Other, describe:
___________________________________________________
___________________________________________________
___________________________________________________
26. Does the development incorporate space for public gathering
and activities (e.g., courtyards, communal gardens, play areas)?

Yes/No

Yes/No
YES

If yes, describe how:
The project will have steeply sloping roof

___________________________________________________
dormers like the adjacent church and a heritage

___________________________________________________
craftsman style like the older houses nearby.
___________________________________________________

YES

If yes, describe:
The protected drive aisle at the interior of

___________________________________________________
the site will be a place for games such as

___________________________________________________

street
hockey.
___________________________________________________

22. Does the project contain a mix of uses (e.g., residential,
commercial) or introduce a new community serving land use type
to the neighbourhood (e.g., new housing form, commercial
service)?
NO

Yes/No

24

27. Are private amenities provided with the development (e.g.,
meeting rooms, outdoor space)?
NO

Yes/No
If yes, describe:
___________________________________________________
___________________________________________________
___________________________________________________
28. Are residents, community stakeholders, and end-user groups
involved in the planning and design process?
YES

Yes/No
Describe (e.g., public meetings, residents association meetings,
workshops, etc.):
There will be a meeting with the residents

___________________________________________________
association to present the proposal.

___________________________________________________
___________________________________________________
29. Is there something unique or innovative about your project that
has not been addressed in this checklist (e.g., creation of a new
zone, other sustainable features, contributions to the
community)?
YES

Yes/No
If yes, describe:
The project will present an opportunity to

___________________________________________________
purchase homes that will be less costly than

___________________________________________________

the
single family homes in the neighbourhood.
___________________________________________________

For more specific information related to individual applications, contact:
Planning Department
City of New Westminster
511 Royal Avenue
New Westminster BC V3L 1H9

Telephone: 604-527-4532
Fax: 604-527-4511
E-mail: plnpost@city.new-westminster.bc.ca
Web Site: www.city.new-westminster.bc.ca
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Note: This guide does not replace legal documents and the City disclaims any liability from using it.
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Smart Growth

Development Checklist
Corporation of the City of New Westminster

Guide and manage growth in a manner which is
consistent with the principles of sustainable
development and complete communities.
- NewWestminster Official Community Plan

Planning Department
·

Placemaking: people want to live in neighbourhoods that are
lively and attractive urban live/work/play environments, with
adequate amenities, and respect the community character, design
and historic features;

·

Shorter commutes and more transportation choices: locating
jobs in regionally-accessible hubs served by transit and with
housing nearby allows people to work closer to home or live
closer to work.

New Westminster is a community of compact neighbourhoods in
which residents can easily access employment, services and
recreational opportunities. The diversity of services and amenities
near residential areas means residents can walk, cycle or take transit
for many of their trips. The City of New Westminster’s Official
Community Plan identifies policies intended to build on these
historical assets.

Sustainability can be defined as reducing our ecological
footprint (e.g., resource inputs and waste outputs) while
increasing the quality of life (e.g., housing choice, attractive
public places, community interaction).

Instructions
All applications for Zoning Bylaw amendments as well as
development permits are required to complete this Checklist,
according to the following steps:

New developments are an essential part of the City’s future: they
create the urban environment as well as influence social wellbeing,
economic strength and environmental conditions. As a result,
developers and their consultants are important partners in achieving
the long term goals of the local community .

1.

Review and complete the Checklist.

2.

If needed, prepare a supplementary letter explaining, in more
detail, how the proposed development incorporates these, or
other, smart growth features2.

The purpose of this Smart Growth Development Checklist is to assist
landowners or developers and their consultants to create the most
sustainable project possible. The questions in the Checklist are
meant to advance the following sustainability objectives1:

3.

Submit the completed checklist and supplementary information
as part of your pre-application information for a rezoning or
Development Permit application, or as part of your design review
materials. Staff will provide comments on your submitted
materials.

4.

Re-submit the above information, addressing comments
received, with your formal rezoning or Development Permit
application.
Your checklist and supporting materials will be forwarded to the
Advisory Planning Commission and design panels, and attached
to their report, which is forwarded to Council.

·

Accessibility: compact mixed use development reduces
distances, and increases transportation choice (e.g., walking,
cycling, transit), for travel to work, shopping, recreation, and
services;

·

Housing choice: expanding housing choices for different age
groups, incomes and household sizes allows people to remain in
the same neighbourhood through different life stages;

5.

·

Efficient use of public funds: mixed use, higher density areas
make better use of existing infrastructure and reduce demands
for new roads and services;

·

Protect open space and natural areas: concentrating growth
within existing urban areas minimizes land consumption,
infrastructure costs and environmental consequences;

Applicants are encouraged to provide as much information as
possible to assist City Council, staff and advisory bodies in their
review of development proposals. The relevance of the Checklist
questions will depend on the nature and scope of the project. The
intent of the Checklist is not to “pass” of “fail” proposals, but to
assist applicants and the City in working together to develop high
quality projects that are a benefit to the community.

1
Adapted from New Jersey Future, “Smart Growth Scorecard –
Proposed Developments,” http://www.njfuture.org/.

2

For more information on smart growth features, visit http://
www.smartgrowth.bc.ca/index.cfm.

77

Page 2

Smart Growth Development Checklist

Economic Sustainability
Considerations

Environmental Considerations

A healthy economy is essential to support the quality of life in our
community. The City would like to maintain a balance between the
number of jobs and the resident labour force, and ensure those jobs
are located for easy access by people who choose or must rely on
transit services (e.g., senior, student, entry-level employees). In
addition to the absolute number of jobs created, the income levels of
those employees and the stability of the job source are important
considerations.

Community and building design can significantly influence the
resource consumption (e.g., energy, water) and the waste (e.g.,
vehicle emissions, solid waste) produced in the local community.
New development in New Westminster should be designed to
minimize negative impacts on the existing natural environment and
maximize the benefits of the City’s existing green infrastructure.

Answer the following questions if you are applying for a
Development Permit or a Rezoning.
4.

1.

Comment on direct employment created by this project during
construction:
a)

4.1 Walking distance to:
a)

number and duration of jobs
(full time, part time) ________________________________
Approximately 220 FTE

2.

income range of jobs ______________________________
$65,000 $80,000

Will the project provide direct employment (i.e., on the
development site) after the project is completed?

Yes/No
If so, comment on employment provided by sector, type, income
range, and the number of jobs that are full-time and part-time.

c)

trails, greenways, cycling routes (in kms) _______________
Adjacent

4.2 Located in the City’s designated growth areas (see Official
Community Plan, Section 2.1)
available on the web at http://www.city.new-westminster.bc.ca/
cityhall/planning/official%20community%20plan/pdf/
Part%202_01.pdf or at the Planning Department

Yes/No
4.3 Provides additional support for alternative transportation use
(check all that apply)

___________________________________________________
Office: Approximately 500 FTE

 variance received to provide less parking than required
 bicycle storage
 change rooms
 designated parking for car share cars, high occupancy

MUCF: Under review
___________________________________________________
___________________________________________________
Retail/Restaurant: 25 33 FTE
3.

SkyTrain Station (in kms) ___________________________
Adjacent

b) bus stop (in kms) _________________________________
Adjacent

b) types of jobs
Construction, design
(e.g., construction, design) __________________________
c)

Comment on the following site planning components:

Are there any other components of economic sustainability (e.g.,
suitability of units for home based businesses) advanced by this
proposal?

vehicles (e.g., carpool, vanpool)

 incorporates Transportation Demand Management

Yes/No

measures3

If yes, describe:

 other, describe:

1) Spin off employment:
___________________________________________________

___________________________________________________
Sharing parking between office and MUCF
___________________________________________________
construction/planning 44FTE

during peak/non peak times
___________________________________________________
after construction 202 210 FTE
___________________________________________________
___________________________________________________

2) Retail expenditures
3) Theatre patron expenditures
4) Conference delegates expenditures

3

For more information on transportation demand management
measures, visit http://www.vtpi.org/.
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4.4 On site stormwater management (e.g., green roof treatment,
permeable paving, on-site drainage, fish or aquatic habitat
protection)

Yes/No
If yes, describe (note percentage of impervious to pervious
surfaces):

On site stormwater management
___________________________________________________
___________________________________________________
___________________________________________________

5.

Comment on inclusion of the following water efficiency
techniques:

5.1 Water efficient landscaping (e.g., drought resistant and/or native
plantings, use of non-potable water for irrigation, high efficiency
irrigation, use of rainwater cisterns for irrigation)

Yes/No
If yes, describe:
___________________________________________________
Native plantings, rainwater retention, use of

non potable water and high efficiency irrigation
___________________________________________________
___________________________________________________

4.5 Floodplain mitigation
(note: this is a requirement in floodplain areas)

Yes/No

5.2 Onsite wastewater treatment

Yes/No

4.6 Will site remediation be part of the development process?

Yes/Not Applicable

If yes, describe:

If yes, briefly outline proposed remediation approach:

___________________________________________________

___________________________________________________

___________________________________________________

___________________________________________________

___________________________________________________

___________________________________________________

5.3 Water use reduction measures (e.g., low consumption fixtures,
grey water systems, stormwater irrigation)

Yes/No

4.7 Mitigation of lighting pollution (e.g., spill lighting and off-site
glare avoided)

Yes/No

If yes, describe:

If yes, describe:

Low flow fixtures, stormwater use, low flow or
___________________________________________________

Light pollution reduction measures including
___________________________________________________

waterless urinals and low volume faucets
___________________________________________________

low angle fixtures to LEED standards
___________________________________________________

___________________________________________________

___________________________________________________
4.8 Does the project provide enhanced waste diversion facilities
(e.g., on-site recycling, on-site composting)

Yes/No
If yes, describe:

On site recycling and waste separation
___________________________________________________
___________________________________________________
___________________________________________________
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6.

Comment on inclusion of the following methods to reduce
energy use and improve air quality:

6.1 Energy efficiency of proposed structures (e.g., building location
responding to daily sun/shade patterns, high performance
envelopes, passive solar gain, solar shading, natural ventilation,
ground heating/cooling, high efficiency fixtures, consideration
of heat island effect)4

7.

Comment on the following methods for sustainable use and
reuse of materials and resources:

7.1 Management of construction wastes (e.g., reuse of existing
buildings or building materials during construction and/or
demolition, remade/recycled content)

Yes/No

Yes/No

If yes, describe:

If yes, describe:

_________________________________________________________
Establish and identify opportunities to re use

A high performance envelope is provided with
___________________________________________________

_________________________________________________________
demolished buildings on site

___________________________________________________
strategies to enhance daylighting and high

_________________________________________________________

efficiency lighting. All roofs to be low albedo
___________________________________________________

7.2 Use of environmentally sensitive or recycled construction
materials (e.g., high volume fly-ash concrete, non-toxic finishing
materials)5

6.2 Use of renewable energy alternatives (e.g., geothermal, solar, offgrid, BC Hydro Green Power)

Yes/No

Yes/No

If yes, describe:
___________________________________________________
High volume fly ash concrete will be specified.

If yes, describe:

BC Hydro Green Power will be purchased
___________________________________________________

Steel structure (high recycled content) will also
___________________________________________________

___________________________________________________

be utilized. Natural, un finished materials will be
___________________________________________________

___________________________________________________

7.3 Enhanced durability of construction materials (e.g., wall systems,
roof materials)

utilized on the exterior.

6.3 Chlorofluorocarbons (CFC) reduction in heating, ventilating, and
air conditioning (HVAC) equipment, Power Smart technology

Yes/No

Yes/No

If yes, describe:

If yes, describe:

Concrete and structural steel frame will form a
___________________________________________________

___________________________________________________
Mechanical systems to be central plant as

long lasting skeleton for the project. Natural
___________________________________________________

strategies for achieving energy efficiency.
___________________________________________________
Specifications of HVAC systems to contain no
___________________________________________________

___________________________________________________
materials on the skin (in the natural state)

provide longevity.
7.4 Is LEED6 certification being pursued for this project?

hydrochlorofluorocarbons (HCFC's)

Yes/No
If yes, what level of certification are you aiming for:

Gold
___________________________________________________

5

For more information on environmentally sensitive or recycled
construction materials, see http://www.ecosmart.ca/.
6
4

For more information on the heat island effect, visit http://
eetd.lbl.gov/HeatIsland/.

For more information on LEED (Leadership in energy and
Environmental Design) certification, see http://www.usgbc.org/
LEED/LEED_main.asp.
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Comment on inclusion of the following suggested strategies to
improve indoor environmental quality:

10. Does the street layout and design encourage walking and
cycling, while providing for personal and commercial vehicle
use?

8.1 Improved air quality through low emitting materials (e.g., paint,
carpets) and natural ventilation with windows that open

Yes/No

Yes/No
If yes, describe:

Pedestrian oriented, active edges surround the
___________________________________________________

If yes, describe:

Low VOC paints and low emiting materials will
___________________________________________________
be specified. High level of fresh air and
___________________________________________________
___________________________________________________
monitoring of air quality ensure high levels of

air quality.

8.2 Design attempts to maximize exposure to natural light

___________________________________________________
project on 8th and Columbia, with street trees

and outdoor terrace areas.
___________________________________________________
11. If new streets or lanes are constructed as part of the
development, are they designed to reduce storm water runoff
(e.g., narrow right of ways, permeable shoulders)?

Yes/No

Yes/No
If yes, describe:

Answer these additional questions if you are applying
for a rezoning:
9.

Comment on greenspace and environmental features.

9.1 Provision of greenspace and trees on site (includes retention of
existing trees)?

Yes/No
If yes, note and show calculations for:
a)

Amount of greenspace in square feet: _________________

_________________________________________________________
Permeable paving and landscape designed to

absorb runoff will be incorporated
___________________________________________________
___________________________________________________
___________________________________________________
12. If the property is adjacent to existing park space, open space,
paths or trails, is a visual and pedestrian connection provided?

Yes/No
b) Amount of usable open space in square feet: ___________
c)

Number and percentage of existing trees to be retained on
site: ____________________________________________

Neighbouring Hyack Square is visually
connected to the project. Enhanced sidewalk
and corner bulges at the intersection, with rain

d) Number of trees removed: ___________________________

protected pedestrian areas, provide pedestrian

e)

connection. Activated building frontages
overlook Hyack Square.

Number of trees to be planted: _______________________

9.2 Are there any significant existing environmental features that are
maintained or enhanced on the site (e.g., tree and/or shrub
preservation or daylighting of a stream)?

Yes/No
If yes, describe:

All accessible roofs are landscaped and
___________________________________________________
planted to provide on site amenity
___________________________________________________
___________________________________________________
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13. Is the proposed residential, commercial or institutional
development within a ten minute walk (approximately 800 metres)
from:
a)

neighbourhood store or other shopping opportunities

Yes/No
b) school

Yes/No
c)

community services (e.g., library, community centre)

Yes/No

Yes/No

14. Anticipated price range of units (note price range for both
commercial and residential units, if applicable)

15. Does the proposed development include non-market housing
units?

health services (e.g., hospital, doctor’s office)

Yes/No
Yes/No

f)

The primary purpose of a city is to provide for the wellbeing of its
residents, labour force and visitors. New development should
contribute to the health and safety of New Westminster, as well as
enhance the range of housing, service and recreational options to
meet diverse community needs. The design of new development
should reflect local heritage and provide attractive public spaces that
encourage social interaction.

Average price per square foot: ___________________________
$20 $25 (commercial)

d) child care facility

e)

Social Sustainability
Considerations

parks or trails

If yes:
a)

number of units: __________________________________

Yes/No
b) as a percentage of total units: ________________________
g) SkyTrain station or bus stop

Yes/No

c)

form of tenure (e.g., rental, co-op, owner): ______________

d) targeted population, if applicable
(e.g., seniors, family): ______________________________

g) other

Yes/No

16. Does the project include rental housing units?

List:
___________________________________________________
___________________________________________________

Yes/No
If yes:
Number of units: _____________________________________
Expected average rent for a one bedroom unit $ _____________

___________________________________________________
Expected average rent for a two bedroom unit $ _____________
17. If the project includes low or medium density residential, are the
housing units ground-oriented (i.e. does a door have direct
outdoor access to a street or courtyard as opposed to a
corridor)?

Yes/No
If yes:
Number of units: _____________________________________
As a percentage of total units: ___________________________
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18. Does the project design incorporate Crime Prevention Through
Environmental Design principles
(note: this is a requirement: Police and Planning Departments will
review your CPTED analysis report)

23. Does the project contribute to heritage revitalization through the
reuse, relocation or rehabilitation of an existing structure or
feature?

Yes/No

Yes/No
If yes, describe:
19. Does the project incorporate features to enhance adaptability
and accessibility within the proposed housing units for people
with disabilities (e.g., wider door openings, reinforced walls in
bathrooms for future installation of grab bars, ground-oriented
entrances)?

___________________________________________________
___________________________________________________

Yes/No
___________________________________________________
If yes, describe:
___________________________________________________
Accessibility will be considered in the design

24. Does the project involve provincial designation of a heritage
building?

Yes/No

of the commercial and institutional space
___________________________________________________
___________________________________________________
20. Are actions proposed to mitigate noise (e.g., traffic, railways,
industry, commercial uses, patrons)

Yes/No
If yes, describe:

Design team developing noise mitigation
___________________________________________________
strategies with acoustical consultant
___________________________________________________
___________________________________________________
21. Does the project enhance local identity and character (e.g.,
through architectural style, landscaping, colours, project name)?

25. Are public amenities provided with the development (check all
that apply):

 Public art
 Child care facility
 Other, describe:
___________________________________________________
Civic centre facilities including Art space,

museum, meeting space and theatre
___________________________________________________
___________________________________________________
26. Does the development incorporate space for public gathering
and activities (e.g., courtyards, communal gardens, play areas)?

Yes/No

Yes/No
If yes, describe:

If yes, describe how:
___________________________________________________
Project design to create landmark development

Public foyer, meeting space and theatre
___________________________________________________

at the end of eigth street and connecting to
___________________________________________________

___________________________________________________

Hyack Square
___________________________________________________

___________________________________________________

22. Does the project contain a mix of uses (e.g., residential,
commercial) or introduce a new community serving land use type
to the neighbourhood (e.g., new housing form, commercial
service)?

Yes/No
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27. Are private amenities provided with the development (e.g.,
meeting rooms, outdoor space)?

Yes/No
If yes, describe:

Meeting space, Art space, outdoor rooftop,
___________________________________________________
balconies
___________________________________________________
___________________________________________________
28. Are residents, community stakeholders, and end-user groups
involved in the planning and design process?

Yes/No
Describe (e.g., public meetings, residents association meetings,
workshops, etc.):

Public Open Houses, stakeholder and
___________________________________________________
community consultation including needs
___________________________________________________
analysis and workshops
___________________________________________________
29. Is there something unique or innovative about your project that
has not been addressed in this checklist (e.g., creation of a new
zone, other sustainable features, contributions to the
community)?

Yes/No
If yes, describe:

A unique mixed use development providing a
___________________________________________________
combination of commercial office space and
___________________________________________________
___________________________________________________
community facilities to enliven and activate the

Downtown and serve the community.

For more specific information related to individual applications, contact:
Planning Department
City of New Westminster
511 Royal Avenue
New Westminster BC V3L 1H9

Telephone: 604-527-4532
Fax: 604-527-4511
E-mail: plnpost@city.new-westminster.bc.ca
Web Site: www.city.new-westminster.bc.ca
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Note: This guide does not replace legal documents and the City disclaims any liability from using it.
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PERMISSION FORM
This permission form allows committee, board, commission, panel, and task force members
to confirm that they agree to allow the City of New Westminster to use their personal contact
information in order to deliver information to the undersigned regarding City business,
including but not limited to: invitations, workshops, forums, discussions or other projects or
functions not necessarily related to their appointment to a committee, board, commission,
panel, or task force of the City of New Westminster.
I, _____________________________

(please print),

a member of the ______________________

committee, board, commission, panel, or task force, agree that the City of New Westminster
may use my personal contact information listed on this form to deliver to me messages for
invitations, workshops, forums, discussions or other projects or functions not necessarily
related to my appointment on the above-noted committee, board, commission, panel, or task
force, generated by the City of New Westminster and other members of New Westminster
committees, boards, commissions, panels and task forces. This consent will end when I am
no longer a member of the above-noted committee, board, commission, panel or task force.

Check all that apply:

Date: _____________________________

Name
Home Email
Home Fax
Home mailing address
Home Phone
Personal Cell Phone

□
□
□
□
□
□

Signature: _________________________________

Received by: ___________________________________ Date: ______________________
(Please Print)
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