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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: February 22, 2011 

From: Barry Waitt,  
Senior Planner  
 

File: REZ 043 
SDP 175 

Subject: Proposed Rezoning and Special Development Permit for  
125 Columbia Street - Mixed Use Commercial and Multiple Family 
Residential Development  

 
 
PURPOSE  
 
To seek comments from the design panel on the rezoning and special development permit 
application for a mixed use development at 125 Columbia Street.  
 
BACKGROUND   
 
Architect: Wayne Fung, 

H.R. Hatch Architect Ltd. 
 

Current Zoning: Central Business Districts (C-4) 
 

 
Official Community 
Plan Land Use 
Designation: 

Mixed-Use High Density:  
• Mixed-use (commercial and/or residential) throughout 

Downtown, outside of Columbia Historic Mixed-Use 
• Retail, office, service or residential 
• Any combination of the above (can be one use or 

multiple uses) 
Development Permit 
Area: 
 

Downtown Development Permit Area #1  

Site Characteristics: 
 

Frontage: 132 feet (40.2 metres) 
Depth: 132 feet (40.2 metres) 
Site Area 17,424 sq. ft. (1,618.6 sq. metres) 
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This application was presented to the New Westminster Design Panel on January 25, 
2011.  The panel received the report from the Development Services Department for 
information purposes at that time.  At that time a verbal response was provided to a 
question from the panel on the density permitted under the current zoning which was 
incomplete.  It was indicated that the maximum permitted Floor Space Ratio for this site 
is 2.5.  The complete answer to the question is: 
 
Maximum Residential FSR: 2.46 
Maximum Non-Residential FSR:           1.0 
Possible Total FSR:                                3.4 
   
SITE CONTEXT 
 
The site is located in the downtown development permit area.  The site is currently vacant 
and slopes steeply down towards Columbia Street.  Albert Crescent Park is east of the 
site, while the British Columbia Transit Authority Police Services (BCTAPS) site is to 
the west across Elliot Street. A twelve storey multiple family residential building is to the 
north across Clarkson Street, with Columbia Street, the railway tracks, Front Street and 
the edge of the future Waterfront Park beyond to the south towards the Fraser River.   
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PROPOSAL 
 
The development proposal is for a twenty one storey multiple family residential project, 
with some commercial at grade.  The current proposal is for 101 apartment units, 8 
townhouse units and 740 sq. ft. of commercial, resulting in a total gross floor area of 
112,105 sq. ft. and a Floor Space Ratio of 6.43.  Rezoning the site to CD Comprehensive 
Development District is necessary primarily in order to accommodate the proposed 
density beyond that permitted under the current C-4 District zoning and a reduction in the 
parking to be provided.   
 
As part of this development, the applicant would be re-constructing the Elliot Street 
pedestrian walkway to improve accessibility, provide screening of the site to the west and 
generally improve the appearance of Elliot Street.  The proposal also includes a small 
restaurant patio within the Elliot Street right-of-way along Columbia Street and the 
construction of an undulating walkway from Clarkson Street to Columbia Street through 
Albert Crescent Park.  This development has been presented to the Bicycle Committee 
and will also be presented to the Special Services and Access Committee for comment on 
the accessibility through Albert Crescent Park and the Elliot Street walkway.  Due to the 
timing of the Special Services and Access Committee meeting, the final recommendation 
on the Elliot Street walkway and any possible routing through Albert Crescent Park will 
need to be made directly to Council, taking into account input from all pertinent 
committees and City Departments. 
 
CHANGES FROM LAST PRESENTATION 
 
At the first presentation of this project, the panel expressed concerns about the overall 
density of the project and it being pushed to the property lines, a lack of integration 
between the tower and townhouse levels, the amount of painted concrete walls and the 
lack of “green” aspects from the guidelines.  In response to these concerns, the applicant 
has made the following changes to the project: 
 

1. The tower has been narrowed on the Elliot Street walkway and Albert Crescent 
Park sides, while also setting most of the tower back from Columbia Street.  One 
element of the tower remains abutting Columbia Street, which is utilized to 
integrate the tower with the lower levels.  See point #3. 

2.  The above ‘narrowing” of the tower was done to address the comments that ‘it is 
just too big.’  In order to keep the project financially viable, one storey has been 
added, resulting in a 21 storey building.  Overall, the number of units has been 
reduced from 120 to 109 and the FSR has been reduced from 6.7 to 6.43. 

3. A continuous aluminum framed glass element has been introduced at the centre of 
the Columbia Street façade that runs from ground level to the roof of the building 
in order to better integrate the different components of the building. 
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4. Stone veneer has been used to break up the large concrete walls, particularly along 
Elliot Street. 

 
COMMUNITY PLAN CONSIDERATIONS  
 
The subject site is within the area covered by the Downtown Community Plan, which 
was adopted as a schedule of the Official Community Plan.  The site is designated 
Mixed-Use High Density in the Downtown Community Plan.  The Mixed-Use High 
Density land use designation indicates either a combination of retail, office, service or 
residential uses, or any one of those uses alone.  The subject development proposal 
conforms to the Downtown Community Plan in terms of its land use designation. 
 
The Downtown Community Plan is also supportive of commercial activities which 
relate to the street, provide animation and specifically encourages outdoor seating where 
appropriate.  This development proposal is supportive of these objectives through the 
inclusion of a small café at the corner of Columbia Street and the Elliot Street walkway, 
including outdoor seating.   
 
Character Precincts 
The site is within the Albert Crescent Precinct of the Downtown Community Plan.  The 
Albert Crescent Precinct envisions high rise towers around Albert Crescent Park, 
enhancing its formal park setting.  The development also includes nine townhouse 
units, which is supportive of the Albert Crescent Precinct objective of providing ground 
oriented housing in consideration of the new elementary school planned for this area. 
 
NEW WESTMINSTER DESIGN PANEL CONSIDERATIONS 
 
The proposed development is located within the Downtown Development Permit Area # 
1.   The design guidelines for Downtown are based on 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 neighborhood’s 
heritage character. 

• Provide safe and pleasant streets and public spaces where pedestrians feel comfortable 
and welcome. 
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• 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 multi purpose green spaces. 
• Promote sustainable modes of transport (e.g., walking, cycling, transit). 
 
The pertinent sections of the Downtown Community Plan Design Guidelines are attached 
as Appendix #1 to assist the design panel in assessing the development proposal.  The 
submission from the project architect outlines the developments’ positive responses to the 
design guidelines.  While the positive design aspects of this development are recognized 
and it is noted that positive responses have been provided to most of the design 
guidelines, the following are items in the design guidelines which the architect should 
explain to the NWDP either why they are not pertinent or how they are being addressed: 
 
3. Solar Orientation and Energy Efficiency of Buildings 

e. 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. 

f. Select exterior materials with low embodied energy and long lifespan to minimize 
energy used in building construction. 

12. Plants and Landscape 
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. 
 
d.   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 
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• All trees shall be staked in accordance with the BC Landscape Standards. 
Mulch planting beds to a minimum depth of 50 mm to reduce evaporative 
losses and increase absorption of soils. 
 

14.  Recycling, Garbage and Compost Receptacles 
 

      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.  

 

 

 
 
________________ 
Barry Waitt 
Senior Planner 
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Relevant Design Guidelines- Taken from the Downtown Community Plan 
 
GUIDELINES 
 
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 
neighboring 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. 

• Shape buildings above the 7th storey as tall and slender towers that respect views,        
and providefor 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. 
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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. 

 
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 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. 
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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. 

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 
neighborliness while still allowing privacy of individual units. 
 

a. Emphasize residential scale and street orientation through changes in architecture and 
articulation of building form. 
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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; 

• 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. 

 

7. PEDESTRIAN COMFORT AND CIRCULATION 
These guidelines aim to create a high quality, comfortable and pleasant experience for 
pedestrians in the Downtown. 
 



5 
 

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 
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. 



6 
 

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 a 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. 
 

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. 
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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. 

e. Provide good quality plants and support long-term maintenance through using 
professional standards.  Specify these or higher standards on the landscape plan: 

g. Plant material in the specified container size must meet the BC Landscape 
Standard of the BC Nursery Trades Association 

h. 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: 

i. 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; 

j. 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. 
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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. 

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. 
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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 
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. 

16 
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DESIGN RATIONALE - TOWNHOUSE CONDOMINIUM DEVELOPMENT 
                     125 COLUBMIA STREET, NEW WESTMINSTER 
 
 
LOCATION – SITE RESTRAINTS 
 
This 132’x132’ south facing sloping site is bounded by Columbia Street, Clarkson Street, 
Elliot Street (closed) and Albert Crescent (closed.)  Albert Crescent Park is immediately 
adjacent to the east, consisting of an open grassed area, with two large concrete 
underground access bunkers for the Skytrain line.  There is no permitted access off of 
Columbia Street.  A sloping  zig-zag ramp and sidewalk replaces Elliot Street, with the 
majority of that area being loose gravel. To the west of the site the Skytrain line splits – 
one leg turning south above grade- affecting the view to the south, and the east line going 
underground- requiring a right of way over  the north ½ of the site.    
 
Site challenges include: 

- No access, loading, or passenger areas are permitted which would interfere with 
the Greenway bike path along Columbia Street. 

- Overhead Skytrain line interrupts the potential view to the south. 
- Undergound Skytrain ROW prevents underground development on the north half 

of the site, and limited development over the ROW area.   
- Existing views from the residential tower at 31 Elliot Street to the North must be 

considered. 
 
NEW WESTMINSTER PLANNING VISIONS  
 
The final adoption of the Downtown Community Plan in October of 2010 provided a 
framework for more visionary development involving new housing in a high-rise form.  
The DCP has designated the site as “high density mixed use” suggesting a potential 
increase in density and building height.  This is appropriate since this site is directly 
adjacent to Albert Crescent Park; within three blocks of a rapid transit station; located  
directly on the Central Valley Greenway; and within easy walking distance of the 
downtown core and future marine park.  
 
 
FUNCTIONAL PLANNING / MASSING 
 
Response to the above site restraints has resulted in the massing of the project as follows: 
 
-The 17 storey residential tower is placed on the south side of the site avoiding the ROW, 
and pulling away from the adjacent residential tower to the north. 
 
-The 5 level parking structure essentially acts as a podium to help elevate the 
condominium units above the skytrain bridge.  The parking structure is cut into the hill 
and partially screened along Columbia Street by the lobby entry, townhouses, and 



commercial space. In addition, the second floor of the podium level is stepped back along 
the Columbia Street face to allow for substantial planting to screen the upper concrete 
walls of the podium. The parking structure is screened on the East and North sides by the 
townhouses. 
 
-The stepping of the building mass from the townhouses and parking structure to the 
tower allows for a series of rooftop garden areas, softening the effect along the Clarkson 
sidewalk (townhouses). 
 
-Roof gardens for the townhouses, and common residential roof decks provide useable 
outdoor space,  as well as raised vegetable planting areas.  The fact that the proposed 
tower is placed at the south end of the lot allows a greater setback on the podium, and 
consequently a garden landscape to be viewed by the residents at 31 Elliot Street. 
 
-Ground oriented 3 storey townhouses are lined along the north and east sides, facing the 
park, and the residential Clarkson street.  The townhouses are fronted within 1 foot of the 
property line.  Although the guidelines suggest a setback from the property lines, in this 
particular case it is felt that the benefits provided to Clarkson Street and the Park 
outweigh the compliance with the setback.  Clarkson Street is currently an unsupervised 
stretch of road with a blank wall of parking garage serving 31 Elliot Street on the North 
side. There is no opportunity currently for any passive surveillance of the park, and no 
impetus created to improve the park perimeter areas. The existing situation is very 
unfriendly towards pedestrian use of the street or park, and based on CPTED principals, 
provides opportunities for criminal activities.  Placing the townhouses along the North 
and East property lines mitigates many of the current problems noted.  Since the parking 
is above grade, by necessity the townhouses have been located at the property line.  The 
houses adjacent to the park will not adversely affect the use of the park by being at the 
property line since there is abundant space beyond to the East.  The townhouses along 
Clarkson Street will also have a ‘supervisory’ role.  Since Clarkson Street only serves the 
proposed project and 31 Elliot Street, there should be no continuous ‘through traffic’.  As 
well, there are no residential units facing Clarkson at pedestrian level which would be 
adversely affected by the proposed townhouses being at the property line.  It is felt that 
the benefit of the townhouses  to the street far outweighs the setback requirement. 
 
-Resident roof gardens adjacent to the common / meeting room provide an exterior 
activity space. 
 
-All residential condominiums have views out to the southwest, south, and southeast 
vistas.  Spaces at the north side of the building are primarily bedroom and bathroom 
areas.  There is little or no overlook towards the neighbouring tower.   
 
-At street level, the project’s Columbia St. frontage is oriented to the Central Valley 
Greenway (CVG) – servicing pedestrian and cycling access.  The CVG is adjusted to 
maintain a 6’ wide grass boulevard between the asphalt path and the roadway curb.  A 
comfortable setback between the CVG and the building face is provided (7’ at west 
corner; 5’ at lobby entrance; 1’ at east corner).  Feature paving of scored concrete to 



match CVG treatment marks the lobby entrance zone to differentiate from the standard 
asphalt pathway.  Good open sightlines are maintained for safety of greenway users.  
Bike parking is provided close to the lobby entrance and commercial space entry. 
 
-Existing street trees, street lighting and CVG lighting are retained along the4 boulevard 
lawn strip.  Additional lighting is provided at the lobby and townhouse entries.  Street 
furniture will match or be compatible with CVG and Downtown standards. 
 
-The Elliot Street right of way is improved as a functional and attractive amenity for 
pedestrians and cyclists.  No motorized vehicles are allowed (except emergency and 
municipal service vehicles).  The Downtown Community Plan identified Elliot as a 
greenway providing a future pedestrian / cycling link to the riverfront. 
 
-A lighted, concrete walkway / bikeway facility 12’ wide is provided to accommodate 2-
way bike movement linking between Columbia and Clarkson and is aligned with the 
existing crosswalk and signal for crossing Columbia.  A level landing area has been 
included halfway up the path for comfort on this relatively steep grade.  In addition, an 
accessible, 5’ wide concrete walkway ramp is provided at a gentler grade of 8.3% 
suitable for people of all ages and abilities.  Both paths have lighting, open sightlines and 
low landscaping to provide a safe and visible route for 24 hr use.  A patio outdoor seating 
area is provided at the base of Elliot with direct connection to the corner commercial use.  
Fixed, amphitheatre style seating and a low platform stage deck is provided to support 
public use of this urban outdoor space. 
 
-Landscaping of Elliot Street consists of strong masses of grasses and seasonally 
interesting shrubs and groundcovers to give a modern and colorful character compatible 
with existing plantings along downtown Columbia.  Planting of taller feature shrubs and 
trees is confined to the area adjacent to the west wall of the parkade – which will also 
have a combination of lattice screens and climbing vines to provide screening and a green 
wall.  Hedge planting climbing vines and a steel/wood structure are provided along the 
west side of the right of way to screen the adjacent skytrain tunnel and service area.  All 
plantings are designed to be drought tolerant requiring limited irrigation on a water wise 
approach to life cycle maintenance.   
 
Rain garden basins of rock/gravel are proposed at several locations to accept rainwater 
runoff and to provide storm water infiltration into the landscaped areas. 
 
Clarkson Street is one of the Downtown ‘narrow streets’ and will be improved for 
pedestrian use by providing a full 5’ sidewalk, new roadway curbs, townhouses with 
street entries, and additional lighting adjacent at adjacent building face.  The proposed 
parkade entry will have good sightlines, low landscaping and additional lighting.  The 
improved Clarkson streetscape will promote public use and walkability and will complete 
an important neighbourhood line between Elliot St. and Albert Crescent Park. 
 
 



On Albert Crescent Park, the project includes reinstatement of the north-south walkway 
connection along the west side of the Park –as proposed in the Downtown Community 
Plan.  A lighted 5’ wide concrete walk is provided between Clarkson and the CVG on 
Columbia.  The proposed undulating walkway alignment and adjacent row of new park 
trees will present a soft edge to the broad lawn of the park.  The steep slope is slightly 
reduced by the curve of the walk. 
 
The proposed townhouse units will overlook the park and pathway.  The building is 
separated 6-10’ from the path with low, dry-stone walls and planting beds stepping down 
the slope.  Additional pedestrian scale lighting is provided at entries and open sightlines 
area provided along the pathways.  These features incorporate CPTED principals 
discussed later. 
 
The proposed common amenity area roof garden provides a useable outdoor area for 
residents of the project, enhances the natural environment, improves the environmental 
performance of the building, and provides an attractive green treatment for views from 
the adjacent tower.  The roof garden is accessible from the project elevator core and is 
directly connected to the adjacent indoor amenity spaces.  The roof garden responds to 
sun orientation and includes a paved patio, wood sun deck, lawn area, vegetable garden 
plots and landscape planters and screens. 
 
The necessity to place the tower at the south end of the site precludes a setback of 15 feet 
from the Columbia street property line.  The setback of approximately 5 feet allows for 
planting to screen the upper parking structure walls.  The tower is tied to the grade and 
lobby level by pulling the glass ‘spine’ down to the ground.  The offset location for the 
tower provides a large setback to the north, a much more useable and efficient setback 
both from a visual and functional aspect.  It is felt that the lesser setback along Columbia 
does not deter from the functionality of the building, or the relationship to the pedestrian 
level.   
 
SOLAR ORIENTATION / ENERGY EFFICIENCY 
 
Throughout the building, low-e glass is used to limit the solar heat gain.  In addition, 
adjustable louver blinds are provided in each residential unit.  These blinds specifically 
allow light through while preventing UV rays. Light is allowed while minimizing the heat 
conduction. 
 
Geothermal heating was considered for this project.  The unit costs would increase 
substantially to the purchaser if this system was used, and the inherent efficient nature of 
the high-rise building results in comparatively small energy cost.  An analysis of the 
InterUrban project at Begbie and Columbia Streets over the year 2010, resulted in an 
average heating cost per residential unit of $14.90 per month.  A full range of unit types 
were recorded.  The increased unit costs to purchasers from the inclusion of geothermal 
heating was not merited in this case given the small cost of heating. 
 
 



NOISE 
 
Although Columbia Street is not a heavily used truck route, there will be noise from 
trains and the skytrain.  To determine the best means to mitigate these sounds, an acoustic 
consultant will be retained prior to finalizing window specifications.  If necessary, units 
which are acoustically affected by traffic activities will be provided with alternate 
ventilation to allow closed windows. 
 
The low-e glass on all windows allows a good amount of light penetration into the units, 
thereby decreasing the amount of electric light needed. 
 
RECYCLING / GARBAGE/COMPOST 
 
Area is provided for the collection of recycle bins within the garbage pickup area.  The 
inclusion of raised bed gardens on the podium deck will provide an opportunity for 
organic waste to be composed and used on site.  The space within the garbage pick up 
area will be used for future organic waste storage and pickup. 
 
 
ARCHITECTURAL DESIGN 
 
The building is intended to be an iconic structure which stands out to signify the entry 
into New Westminster from the east.  It will also help to anchor the development to the 
east of the downtown core, and along with three other high-rise buildings, enhance the 
formal setting of Albert Crescent Park.  The building focus is created by the continuous 
glass windows rising from the lobby entry and continuing above the roof parapet.  The 
roof line is punctuated by sloping ceilings and extended height windows to form a 
‘pinnacle’ effect; the most prominent signifying the main entry of the building.  
 
The project base is lined on the east and north sides with townhouses clad in a sandstone 
finish reminiscent of brownstone style urban rowhouses.  This appearance is carried up 
partially into the tower.  The glazing elements on the commercial side of the base and 
throughout the tower exterior is primarily anodized metal frame glazing, with strongly 
coloured background walls where ‘punched’ windows occur.  
 
    
 
The use of strong colour has become a focus on the project and relates to differing 
aspects of viewing the building.  The rendered concrete which is exposed is finished in 
muted primary complementary colours to define the various volumetric masses, and to 
brighten the building. These primary colours are carried up through the building by 
concrete ‘fins’ which slice through the tower structure and are slightly skewed outward to 
accentuate the use of colour.   
 



Some of the above grade parking structure is exposed to view.  To mitigate the amount of 
exposed concrete to the pedestrian level, the following have been incorporated into the 
building. 

- Stone cladding is carried up the concrete walls to tie into the townhouse finishes. 
- Substantial landscaping is proposed along the face of exposed walls to ultimately 

screen the concrete. 
- Strong colours are used to accentuate the concrete as a feature which will be 

carried up into the tower. 
- Patterned rendering of the concrete is done wherever it is exposed. 

 
 
 
 
 
 
 
 
CPTED ASPECTS 
 
The following CPTED principals are incorporated into the project: 
 

- Incivilities and Territoriality-  The simple act of developing the project in what is 
currently an abandoned lot in itself creates a situation where ownership by 
legitimate users eliminates an area otherwise ‘up for grabs’.  

-  
- Territoriality- This aspect of the development is likely the single most important 

in terms of the surrounding neighbourhood.  The establishment of the project’s 
boundaries will be perceived as extending past the property lines onto Clarkson, 
Columbia, and the Elliot Street walkway.  Most importantly the townhouse front 
doors and new sidewalk are immediately adjacent to the park.  Individual entries 
leave no space unclaimed to settle into, and maintenance of the sidewalk area 
immediately in front of the townhouses indicates ownership and control.  
Clarkson Street will also feel that sphere of influence with the townhouses 
entering off the street, whereas currently there is no direct access or passive 
surveillance on Clarkson.  

-  
- Passive Surveillance- Psychologically the Park will be ‘guarded’ by those 

townhouse residents which live adjacent to it and look directly onto it.  With the 
addition of lighting and a new walk, the safety within the park area will increase 
in reality and perception.  The increased pedestrian activity on Clarkson, and the 
overlook of the townhouses will provide more actual and perceived security for 
the street.  The same is true along Columbia by the front door location of the 
project, as well as the commercial space.  Since the proposed tower is placed 
between the park and the Elliot walkway, this influence of overlook will expand 
into both of those areas. 

-  



- Controlled access – Access to all building entries and parking garage is clearly 
defined and controlled, with appropriate lighting and surveillance cameras. 

-  
- Controlling ‘hotspots’- Areas which are known to be opportune for potential 

criminal activities will be addressed.  Proper height and locations of landscape 
planting, white painting of parking garage and surveillance of that area, outdoor 
lighting at appropriate levels, and other buildable preventative aspects will be 
incorporated into the project.  Public areas, walkways and bikeways are well 
lighted with good sight lines and visibility from streets.  Adjacent landscaping is 
designed to allow for open sight lines over low groundcover plants, and under 
overhead tree canopies.  The Patio seating area on Columbia St. has wall mounted 
lamps and well as low level lighting incorporated into fixed seating and terraces.  
The area has good visibility from the adjacent roadway and the vehicular turn 
around on Columbia Street. 

 
 
REZONING FROM C-4 
 

- The site will require rezoning to accommodate the project as proposed.  
 
In keeping with the newly adopted Downtown Community Plan, the re-zoning of this 
property to accommodate the proposed project will be an important step in achieving the 
envisioned development potential of downtown New Westminster. 
 
H R HATCH ARCHITECT LTD                                                    JANUARY  5,  2011 
 
 
 
 
 
 
 
   
 




















































