





City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To: Members of the New Westminster Date: February 22, 2011
Design Panel
From: Barry Waitt, File: REZ043
Senior Planner 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  Mixed-Use High Density:
Plan Land Use e Mixed-use (commercial and/or residential) throughout
Designation: Downtown, outside of Columbia Historic Mixed-Use
¢ Retail, office, service or residential
e Any combination of the above (can be one use or
multiple uses)
Development Permit  Downtown Development Permit Area #1
Area:

Site Characteristics: Frontage: 132 feet (40.2 metres)
Depth: 132 feet (40.2 metres)
Site Area 17,424 sq. ft. (1,618.6 sg. metres)

Doc # 156616 Page 1



City of New Westminster

February 22, 2011 -2-

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.

AREA MAP
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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 facade 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:

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

e |f 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.

e Support the protection and revitalization of heritage buildings and the neighborhood’s
heritage character.

e Provide safe and pleasant streets and public spaces where pedestrians feel comfortable
and welcome.
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o Create a positive, people oriented connection between new buildings and the street,
between public and private spaces.

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

e Protect important public views, and ensure light and air penetration to the street.

e Promote a vibrant and diverse local economy through the encouragement of attractive
and functional commercial areas.

e Guide the development of new buildings which conserve energy, materials and water.

e Encourage new habitat and a greened built environment which supports ecological
cycles and reconnects people with nature.

e Minimize negative impacts on air quality and the water quality of the Fraser River.

e Maximize opportunities for rooftop features which generate energy, minimize runoff
and create multi purpose green spaces.

e 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.

Create focal points and prominence in building design at the corners of street intersections.
Gateway elements are encouraged at visually prominent intersections.

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.

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.

Quality, natural materials that are historic to New Westminster are encouraged.

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.

Buildings located adjacent to heritage assets must ensure the form, massing and design of
the building is sympathetic to the heritage building.

The spacing of towers and units should be staggered so that private views are directed past
neighboring high-rise developments.

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.

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.

Reinforce the scale and character of heritage buildings through ensuring the top edge of the
heritage facade forms the edge of the podium of the building. The setback from the edge of
a street front heritage fagade should be at least 4.5 metres (15 feet).

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.

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.

0. Creativity in the design of the building and landscaping is encouraged to promote interest
and whimsy in the Downtown.

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.

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.

Building massing that promotes units with potential for exterior ventilation on two sides
is strongly encouraged.

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.”

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.

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.

Encourage glazing technologies that allow daylight penetration into buildings and
minimize heat conduction.

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.

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



4. COMMERCIAL STREET FRONT
The orientation and design of commercial buildings should add to the street vitality and safety by
promoting active, street level uses and informal surveillance of the area.

a. Locate uses to reinforce a vibrant, safe pedestrian experience. Encourage retail and
service activity on the first floor immediately adjacent to the sidewalk on important
commercial streets.

b. Ensure a direct relationship between commercial activities and the pedestrian. Where
commercial activities front the street level there should be:

* Clear or tinted (not reflective or opaque) windows on the street
* Prominent doorways
» Architectural building detail at the pedestrian eye level

* Visual interest including lighting, awnings, landscaping containers, and/or
creative use of colour

* Varied store fronts (large storefronts without fenestration detailing are strongly
discouraged)

c. Signage should not create visual clutter.

d. Outdoor seating, cafes, tables or outdoor displays are encouraged to promote street
activity, where possible.

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;

» Avisual 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

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.

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.

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.

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.

Ensure safe circulation by distinguishing areas for walking and cycling from parking and
traffic.

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.

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.

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.

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.

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.

Incorporate public art in all open spaces where ever possible.

Provide for pedestrian permeability with multiple opportunities to access and move
through public open space.

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.
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f. Spaces should be designed to be programmable for inter-generational activities and uses.
They could include:

» aplayground suitable for a variety of ages and that is visible from residential units
» benches and/or tables

» landscaping

* apatio 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.



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.

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.

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.

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.

Mulch planting beds to a minimum depth of 50 mm to reduce evaporative losses and
increase absorption of soils.

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.

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.

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.

Consider rainwater collection and storage in cisterns to use for landscape irrigation.

Design landscapes, including planters and decorative landscape areas, to incorporate low-
impact storm water features that retain and/or infiltrate run-off in order to treat it to storm
water quality objectives set out in the applicable storm water management plan, or as
required to meet Water Quality Objectives for the receiving water body.



13. PARKING
The location and design of parking structures should avoid negative impacts on the pedestrian
environment and to adjacent properties.

a.

Development should support vibrant, safe streets by ensuring people oriented uses in
buildings front prominent sidewalks where substantial pedestrian use is expected. Parking
structures and parking lots will be designed to be unobtrusive to the pedestrian
environment.

Above ground open air parking lots will be strongly discouraged.

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.

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

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.

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.

Integrate the access to parking with the design of the building. Minimize the number of
sidewalk

crossings and impacts upon pedestrians.

Provide secure and separate parking for residential and commercial activities where both
share a parking structure.

Ensure underground parking for commercial uses is readily accessible, well signed and
easily used by customers.

Support transportation options such as carpools, cooperative car use, parking for people
with disabilities through providing appropriately sized and conveniently located parking
spaces.

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.



9

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:

e Install oil/water separators for high traffic areas.
e 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.

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.

Encourage the incorporation of 3-stream separation into kitchen areas to make recycling
convenient.

Reduce the impact of odor from compost bins through careful location and an enclosed
design complementary to the design of the building.

Access to waste should be located off of lanes or secondary streets.
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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 % 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



Ballenas Project Management Lid.

#410, 171 West Esplanade

North Vancouver, B.C. V7M 3J9

b I A =R e Telephone (604) 983-3505
BALLENAS Facsimile  (604) 983-3510

December 28, 2010

Advisory Planning Commission
City of New Westminster

511 Royal Avenue

New Westminster, B.C.

V3L 1H9

RE: 125 Columbia Street, New Westminster

We write to provide a land use rationale for our proposed mixed-use project located in
downtown New Westminster.

The site is designated as Mixed-Use High Density on the DCP Land Use Map. This is
defined as any combination or single use as retail, office, service, or residential. Our
project includes retail and residential uses.

The plans include a podium with a retail/coffee shop, nine townhouses, and a parking
structure located behind the retail and townhouses. Rising from the podium is a sixteen-
storey tower consisting of an amenity area and one hundred and eleven condominiums.

In preparation for our application we looked to a number of different sources for
guidance. These included a review of Metro Vancouver and TransLink policies and
numerous City of New Westminster documents.

The site is located at 125 Columbia Street in downtown New Westminster. It has been
developed since the earliest days of European settlement in the area, and has hosted a
variety of occupants during that time. The site has been vacant for the last several

decades.

This location presents a number of challenges and opportunities. It is an intensely urban
setting bordered to the south by Columbia Street and to the north by Clarkson Street. The
west side faces a section of Elliot Street that has been closed to vehicle traffic. The
eastern property line adjoins Albert Crescent Park. The Central Valley Greenway passes
by directly to the south.

el



Skytrain also profoundly affects the site. Columbia Station is two blocks to the west.
The Skytrain bridge to Surrey is located immediately to the south. Very significantly, a
Skytrain tunnel runs east to west across the northern portion of the property.

With all of the above mentioned site influences in mind we concluded that high density,
hi-rise residential use responded best to the specifics of the location and the policy
guidelines that apply.

In the broadest sense our proposal aligns with many of the theories and policies directing
development throughout the world. These include high-density housing, reduced
footprint, re-use of existing sites, ready access to rapid transit, encouragement of alternate
forms of transportation, and handicap accessibility. This site, and our hi-rise design,
responds to all of these issues.

A somewhat tighter focus is to consider this location from the perspective of
Metropolitan Vancouver. Within this context, Downtown New Westminster is a
designated Regional Town Centre. This designation carries with it a full set of
prescriptive design criteria. All of these focus on creating well-rounded, vibrant
communities where residents can work, eat, sleep, and enjoy recreational amenities all
within their immediate area. An important thread that connects all the Regional Town
Centres to one another, and to downtown Vancouver, is ready access to a good public
transit system.

Our site aligns very well with the priorities stipulated for Regional Town Centres. The
high-density design maximizes the occupancy load. This provides people to work in the
area, shop in the stores, dine in the restaurants, ride the buses that pass by the front door,
and use the Skytrain to access other areas.

TransLink also offers a perspective regarding this project. Its view is to support higher
density development on, or close to, rapid transit stations. This encourages ridership,
which achieves many laudable goals such as reduced automobile dependency, lower
emissions, and a revenue stream to help TransLink continue to invest in its system. Our
high-density project is located two blocks from Columbia Station and has bus service at
the front door. Residents will both benefit from, and contribute to, the public transit
system. TransLink has reviewed our plans and has provided written confirmation that our

proposal appears to meet its objectives.
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Finally, and most importantly, we reviewed several City of New Westminster studies and
plans to ensure compliance with City objectives.

Liveable City Strategy - April 2008

This plan focuses on the steps necessary to encourage high quality economic
development in New Westminster. The study recommends implementation of a Four
Step Action Plan that includes development of a downtown commercial centre. To
support this, the plan encourages, “continued residential development in these centres, to
create additional demand for shops and services, to increase the cost—effectiveness of
municipal services provision, to make the neighbourhoods more liveable, and to
contribute to a more sustainable (pedestrian-oriented, transit-friendly) pattern of regional
development.”

Our proposal contributes to that residential demand base.

Downtown Commercial Land Use Marketability Study- April 2009

The primary focus of this study is to present methods to encourage commercial
redevelopment as a step toward the revitalization of downtown. In order to see
commercial redevelopment there must be demand. To that end the study recommends,
“The City do whatever it can to very aggressively encourage new residential development
in and around the Downtown.”

Our proposal is a response to that directive.

Parks And Recreation Comprehensive Plan - January 2009
This Plan discusses the current state and future needs of all parks and recreation facilities

in New Westminster.

= Public Open Space
One of the central points raised is that there is, “an essential need for public open

space.” This is particularly true in the Downtown area.

Our site is located immediately beside Albert Crescent Park. This park provides
ready-made public open space for the residents living at 125 Columbia Street.
These users in turn provide increased justification to complete the improvements
to the park that the Plan recommends.

»  Safety And Security
Our project addresses this issue in two ways.

First, we adhere to the CPTED tenet that security is greatly enhanced by
providing “eyes and ears on the park from adjacent uses.” This is accomplished
by the inclusion of nine at grade townhouses, five of which face directly onto

Albert Crescent Park.
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Second, our project recognizes that, “Ultimately the greatest deterrent to crime is
the presence of people engaged in appropriate activity in the parks.”
This development puts many users in the park at all times throughout the day.
These people are neighbours to the park, stakeholders in the area, and will have a
vested interest in contributing to the safety and security of the park.

Bikes/Trail Network

The report discusses the fact that these trails encourage a healthier, less car
dependent society, and that the trails are the second most used facilities after
parks.

In order to encourage use of the Bikes/Trail Network our plans fully comply with
the City of New Westminster Bylaws related to the storage of residential and
transient bicycles.

The design gives careful consideration to the Central Valley Greenway, which
passes by the main entry to the building. All of our parking, recycling, and
loading facilities have been located at the rear of the building so that there is no
interference at any time with cyclists using the Greenway.

Plans also include improved handicap accessible pathway/greenspace at Elliot
Street and reinstallation of a sidewalk from Clarkson to Columbia through Albert
Crescent Park.

Downtown Community Plan

The final and most important document we referenced is the Downtown Community
Plan. This is an award-winning plan that was adopted by City Council on 25 October
2010. Tt is the result of a two-year effort involving city council, city staff, consultants,
the Downtown Community Plan Task Group, and individual citizens.

The Downtown Community Plan lays out the vision for Downtown New Westminster.
The DCP provides background history, current and future plans, and designation of five
precincts that make up the downtown area.

The Vision for The Downtown

“Downtown New Westminster’s high-density residential and commercial
buildings in close proximity to transit provide a showcase for the attributes of
sustainable and responsible growth in the Metro Vancouver region.” Downtown
is a “changing, dynamic neighbourhood.” It functions as, “the residential hub of
New Westminster.”

Our project is high-density residential, close to all forms of public transit, and is
bicycle friendly.

-



The Downtown Context

This section discusses the transformation that has, and is, occurring downtown. It

states:

“Downtown is a highly urbanized, built-out neighbourhood.”

“In order to accommodate expected growth, Downtown must grow vertically.
This means the majority (90 %) of new housing units will be in high-rise form.
There will be a smaller share of stand-alone low-rise apartments and
townhouses, as well as townhouses located at the base of hi-rise towers.”

Our design is vertically oriented, and includes townhouses at the base.

Green Amenities
This section notes the deficit of green amenities in the Downtown area. The

report states:

“The Downtown is a highly built-out, urban neighbourhood that currently lacks
green amenities.”

“Incorporating green features into city streets, in the form of street trees and
landscaping within the right-of-ways, can help soften the streetscape.”

“Green amenities can also be incorporated into new developments. Apartment
buildings can be designed to include rooftop gardens with outdoor amenity
space and/or food producing gardens.”

We have designed green amenities both off and on site. Off site, our plans include
new green landscaping on Elliot Street. On site, an outdoor amenity space,
greenery, and a food-producing garden are located on the podium. The
townhouse residents enjoy private outdoor space on their roof decks.

Housing
This section states that The Downtown is designated as a Regional City Centre.

“It is expected to accommodate a large share of the region’s employment and
residential growth.”

“The Downtown is a growth concentration area with a limited land base and few
vacant sites to accommodate growth.”

“All of the expected new stock in the Downtown will be in apartment form.”

Our project is predominantly in apartment form and is located on one of the few
available vacant sites in The Downtown.
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Transportation
This section encourages Transit Oriented Development.

This is defined as “compact, mixed-use development near new or existing public

transportation infrastructure.

“Its pedestrian-oriented design encourages residents and workers to drive their
cars less and ride mass transit more.”

This section recommends that the City, “Implement a strong incentive-based TOD
policy, encouraging high residential densities and a mix of uses near transit
stations (e.g., increased density, reduced parking standards).”

Our high-density reduced footprint condominium tower is located two blocks
from the Skytrain station. Bicycle paths and pedestrian walkways are at the
property line. Inclusion of bicycle storage facilities reduces the need for parking
facilities.

Character Precincts
The site is located within two of the five defined character precincts in Downtown

New Westminster.
The first is the Skytrain Precincts.

“The Skytrain Precincts are intended to accommodate high density, mixed-use
development, recognizing Skytrain’s significant role in reducing the need for a

private automobile.”
“The Skytrain Precincts recognize that the Skytrain stations should provide a mix
of high density uses, including residential.”

Our high-density mixed-use residential project, located two blocks from the
Columbia Skytrain station, aligns well with these requirements.

The second is the Albert Crescent Precinct.

“The Albert Crescent Precinct will remain predominantly residential.”

“Defining characteristics include a variety of housing types, pedestrian oriented
streetscapes, and proximity to Skytrain.”

“There will be a mix of medium to high density development, ensuring that all
new development includes at-grade ground-oriented units such as townhouses

or garden apartments.”
“High rise towers around Albert Crescent Park enhance its formal setting.”

T
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Our project is predominantly residential. The design includes one and two
bedroom units, and three bedroom townhouses. All of the townhouses are
located at-grade.

Our project will join three existing high-rise residential towers that currently
border the park and enhance its formality.

We have completed a thorough review of all applicable land use policies and guides. We
have consulted outside agencies and considered broad based design philosophies. Our
application is in compliance with all of these precepts.

Thank you.

Ballenas Project Management Ltd.

Peter Newall
President




Guide and manage growth inamanner whichis
consistent with the principles of sustainable
development and complete communities.

- NewWestminster Official Community Plan

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 huild on these
historical assets.

Smart Growth
Development Checklist

Sustainability can be defined as reducing our ccological
footprint {e.g., resource inputs and waste outputs) white
inereasing the quality of life (c.g., housing choiee, attractive
public places, community interaction).

New developments are an essential part of the City’s future: they
create the urban environiment 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 .

The purpose of this Smart Growth Development Checklist is 1o assist
landowners or developers and their consulianis to create the most
sustainable project possible. The questions in the Checklist are
meant to advance the following sustainability objectives':

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

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

Efficlent 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 natoral areas; concentrating growth
within existing urban arcas minimizes land consumption,
infrastructure costs and environmental consequences;

! Adapted from New Jersey Fulure, “Smart Growth Scorecard —
Proposed Developments,”™ hitp:/Awww.njfuture.org/.

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;

Slhorter commutes and more transporiation cheices: 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.

Instructions

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

t.  Review and complete the Checklist,

2. Ineeded, prepare a supplementary letter explaining, in more
detail, how the proposed development incorporates these, or
other, smarl growth features?,

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

4. Re-submit the above information, addressing comments
received, with your formal rezoning or Development Permit
application.

5. Your checklist and supporiing materials will be forwarded to the
Advisery Planning Comntission and design panels, and attached
to their report, which is forwarded to Council.

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 s¢ope of the project, The
intent of the Checklist is not to “pass™ of “fail” proposals, but to
assist applicanis and the City in working together to devetop high
qualily projects that are a bepefit to the community.

*For more information on smart growth features, visit hup://
www.smarigrowth be.ca/index.cfim.
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Economic Sustainability
Considerations

A healthy economy is essential to support the quality of life in our
communily, 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.

1. Commenton dircet employment created by this project during
construction:

a) number and duration of jobs
{full time, part time) iQQ p Ln\) 5
PES\Gw
CONEIRVCTION

b} types of jobs

(e.g., construction, design)

¢) incomerange ot‘jobs$3°',m “ﬁ%;og?‘u

2. Will the project provide direct employment {i.c., on the
development site) after the project is completed?
@

If s0, comment on employment provided by seclor, type, income
range, and the number of jobs that are full-time and part-time.

- CHFE STHQE
e CINRN W TCEwW Lol s
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3. Are there any other components of economic sustainability (e.g.,
suitability of units for home based businesses) advanced by this

proposal?
ch

If yes, deseribe:

Environmental 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 ora Rezoning.

4. Comment on the following site planning components:

4.1 Walking distance (o:

D KNS
b) bus stop (in kms) aY ?RQ?GQ_\"‘
¢} ftrails, greenways, cycling routes (in kms)mﬁ‘i

Located in the City's designated growth areas {see Qfficial
Community Plan, Section 2.1}

available on the web at hitp:/www.city.new-westminster.be.ca/
cityhall/planning/official%20community%20plan/pd i/

Part%202_01.pdfor at the Planning Departinent
Qo

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

g\’nriance received 1o provide less parking than required
Mbicycfa slorage

D change rooms

a) SkyTrain Station {inkms)

43

D designated parking for car share cars, high occupancy
vehicles {e.g., capool, vanpool)

E incorporates Transportation Demand Management

measures’

D other, describe:

LOCRWGD oW GRGEwWAY

4 For more information on transportation demand management
measures, visit http:/Awww.vipi.org/,



44 Onsile stormwater management (e.g., greei roof treatment,
permeable paving, on-site drainage, fish or aguatic habitat

protection}

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

= GREE AR, PorentagriC
P&\%@L&?N&}Eﬁ@m_w
T owSTE ORMWACE

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

Yes

4.6 Will site remediation he parf of the development process?

Ye

Lf yes, briefly outline proposed remediation approach:

4,7 Mitigation of lighting pollution (e.g., spill lighting and off-site

glare avoided) B
@

it yes, deseribe:

DOAGXAS By, LAGWT
T IV LS

4.8 Docs the project provide cnhanced waste diversion facilitics

(.., on-site recycling, on-site composting)
@

If yes, describe:

ON - S\TE. NECHQLWC

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 irvigation, high efficiency
irrigation, use of rainwaler cisterns for frrigation)}

Ifyes, describe:

~DROLLUT RES\STANT  PLavTwG
oW el \enC \RRIGKTION

5.2 Onsite wastewaler treatment

@

Ifyes, describe:

5.3 Water use reduction measures (e.g., low consumption fixtures,

grey water systens, stormwater irrigation}
@~
Ifyes, describe:

LOW ot meTien PIXTVRES




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)*

Qo
If yes, describe:

WG ERMICIEA  CiRunRes

Use of renewable energy altematives (e.g., geothermal, solar, off-

grid, BC Hydro Green Power)
@

6.2

1f ves, describe:

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

S
If yes, describe:

e
Pamce Sonnar \seswvoLoiy

* For more information on the heat island effect, visit hitp://
eetd. bl gov/Heatlsland/,

A8

7. Comment on the following methods for sustainable use and
reuse of materjals 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@

Hyes, describe:

7.2 Use of environmentally sensitive or recycled construction

materials (e.g., high volume fly-ash conerete, non-toxic finishing

materials)®
@Vo

If yes, describe:

wow VOL. suwiswes

73 Enhanced durability of construction materials {e.g., wall systems,

roof materials)
Ci
[fyes, deseribe:
REVCORCED Condatie
STRLCTIVRE

74 1s LEED"® certification being pursued for this project?

Ifyes, what level of certification are you aiming for:

* For more information on environmentally sensitive or recycled
construction materials, see hitp://wivw.ecosmart.ca/,

® For more information on LEED (Leadership in energy and
Environmental Design) certification, see http://www.usgbce.org/
LEED/LEED mainasp.



8. Comment on inclusion of the following suggested strategics to
improve indoor environmental quality:

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

@
If yes, describe:

row VOO euwsae s
= QPGNATLE Wi OOWS

8.2 Designattempts to maximize exposure to natural light

No

Answer these additional questions if you are applying
forarezoning:

9. Conunent on greenspace and environmental features.

91 Provision of greenspace and trees on site {includes retention of

existing trees)?
No
If yes, note and show calculations for:

) Amount of greenspace in square feet: 1%%
b} Amount of usable open space in square feet: ** gg#@

¢} Number and percentage of existing lree-sé) be retained on
-

site: Lk 8
A

=

d)  Number of trees removed:

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

tse? _
®-
If yes, describe:

= REAWSTATANGE WKLY AT
RLACRT (RGOS Ak,

= RESONBIWE BT ST, LuMLK\OAY

H. [ 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@

If yes, describe:

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

o

¢} Number of trees to be planted: M&m&p

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)?
@

Ifyes, describe:




{3.

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

a) neighbourhood store or other shopping opportunities

( ch)\lo
Qv

c) community services {e.g., library, community centre}

0o weT Kwow

b)  school

Yes/No

d} child care facility
Do Wt KpoW Yes/No

&) health services (e.g., hospilal, doctor’s office}

@
) parks ortrails

YesyNo
g) SkyTrain station or bus stop

@
g} other

Yes/No
List:

Social Sustainability
Considerations

‘The primary purpose of a city is {o provide for the welbeing 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)
L)

LG, o0, Qo0
Average price per square foot: $ 4 4AQ

15. Does the proposed development include non-market housing

units?
Yes

If yes:

a) number of units:

b} as a percentage of total units:

c} formoftenure (e.g., rental, co-op, owner):

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

16. Does the project include rental housing units?

Yes@

it 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 mnedium density residential, are the

hiousing units ground-oriented (i.e. does a door have direct
outdoor access to a street or courtyard as opposed to a

corridor)? )
@
A Towmaonsgs

¥
As a percentage of total units: q 0

ifyes:

Number of units:




18. Does the project design incorporate Crime Prevention Through

Environmental Design principles
{note: this is a requircinent: Police and Planning Departments will

review your CPTED aunalysis report)
o

19. Does the project incorporate features to enhance adaptability
and accessibility within the proposed housing units for people
with disabilities (e.g., wider door apenings, reinforced walls in
bathrooms for future installation of grab bars, ground-oriented

enlrances)?

If yes, deseribe:

20, Are actions proposed to mitigate noise {e.g., traffic, railways,

industry, commercial uses, pairons)

I yes, deseribe:

2L Does the project enhance local identity and charvacter (e.g.,
through architectural style, landscaping, colours, project name)?

(NGO

If yes, describe how:

EwCEPTownL,  ARCWWILCTIRAL

S:ist Conswvrs { SUNGTAVTIAL,

AR Ao O STIG  LAND SKA@ W

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

Res\wmsm.'mne&m. No

23, Does the project contribute to heritage revitalization through the
reuse, relocation or rehabilitation of an existing strueture or

feature?

If yes, describe:

24, Does the project involve provincial designation of a heritage

building?
@

25. Are public amenities provided with the devetopment {check all
that apply):

DPublican

D “hild care facility

M(‘)ther, describer

EVMANCLY PERRSTRINN
WALKMWAY By EA\LIGT  $TRedt

PLOERC (RecCany  PARK

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

YesgNo

Ifyes, describe:

TaNheCE  PuaL AKCeSS,

(:,Maocvosi STt \aGp B




27, Are private amenities provided with the development (e.g.,
meeting rooms, outdoor space)?

YesiNo

If yes, describe:

MEETAWC Rotw\s' JUTHOOR,
9&"1\0}&‘\&\%\) NSRS A

28, Are residents, community stakeholders, and end-user groups

involved in the planning and design process?

Describe {(e.g., public meetings, residents association meetings,
workshops, etc.):

= LOCAL WS \OONTS
= DOWlowW e RS IoLwTS  ASSOS..

29, Is there something unique or innovaiive 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)? .
@

TF yes, describe:

DESVNLD () COMPLINRS

WAL TWGE  SOEWS

Dormmstomn Comesan R_w

For mare specific information velated to individual applications, contact:

Planming Department Telephone; 604-527-4532

City of New Weslminster Fax: 604-527-451t

5t Royal Avenue E-mail: plnpost@city.new-westminster.be.ca
New Westminster BC V3L 1H9 Web Site: wwav.city.new-westminster.be.ca

Nate: This guide does not replace legal documents and the Clty disclaims any Hability from using il.




o - TransLink
. S T 1600 - 4720 Ki
?RANS : &ENK U Burnaby, BC ‘:/r;ﬁg;é
F s Canada
S Tel 604-453-4500

www translink.lec.ca

South Coast British Columbia
Transportation Authority

December 20, 2010

Peter Newall

Ballenas Project Management Ltd.
#410 - 171 West Esplanade

North Vancouver, B.C. V7M 3J5

Dear Mr. Newall:

Re: 125 Columbia Street, New Westminster

Ballenas Project Management requested Translink's perspectives on parking requirements for
developments in the vicinity of rapid transit, specifically with regards to the proposed residential
development at 125 Columbia Street in New Westminster.

TransLink supports transit-oriented development in areas within walking distance to rapid transit
stations and along transit corridors. Higher density development on and close to station sites generates
ridership, supports continued investment in high quality transit and, properly designed, increases
accessibility to the transit system. This in turn supports provincial, regional and local goals to reduce
auto dependency, reduce transportation-related emissions, and increase the livability of our
communities. The proposed development would seem to meet these objectives, as it is approximately
two blocks east of the Columbia Street Skytrain Station, is adjacent to the Central Valley Greenway, and
is within easy walking distance of Downtown New Westminster.

An important element of transit-oriented development is determining how much parking should be
provided in context with the availability of alternative modes of travel, proximity to jobs, services and
amenities, and community goals. If the number of parking spaces provided is too high, it can work
against the objectives noted above and increase the cost of the development. As such, Transkink
encourages consideration of reduced parking standards for developments within walking distance of
transit stations, together with provision of bicycle facilities, excellent pedestrian amenities and links to
transit, and other features that would encourage alternative modes of travel.

Sincerely,

Greg Yeomans
Manager, Transport and Land Use



M. Shiffer, Vice President, Planning, Strategy & Technology
P. Christie, Vice President, Real Estate

K. Hardie, Director, Communications & Stakeholder Relations
Barry Waitt, City of New Westminster
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Downtown New West and at the junction of Millennium and Expo
@:& \(( !\—PA ﬂ}.ﬂz z located at west end of Downtown.
NG kecgz?
: A } 1 ° P ! o access. The CVG is adjusted to maintain a 6ft wide grass

. L 1.1)  Columbla Stroet
! andscape / Urban Design The site is a significant fandmark location at the east entrance to
: i Q _\ 7 W T v O Z U .,u\ 7 M\m\iﬂ D Skytrain fines. The proposed tower becomes an anchor and
4 12 B gateway to the downtown ~ similar fo role of Interurban Building
b‘: S @ Q At street level, the project's Columbia St. frontage is oriented to the

Central Valley Greenway (CVG} - servicing pedestrian and cycling
boulevard between the asphalt path and the roadway curb. A
comforiable setback between the CVG and the building face is

provided (7ft at west comer; 5-6ft at lobby entrance; 1ft at east
comer). Feature paving (scored concrete matching CVG treatment)
marks the lobby entrance zore to di
asphalt pathway. Good, open sightiines are maintained for safety of
greenway users. Bike parking is provided close to lobby entrance
and to commercial space entry.
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compatible with CVG and Downtown standards.

P P
12T

Elliot Street

This right of way is greatly improved as a fu
amenity for pedestrians and cyclists. No mof
aliowed (exceptions for emergency and mu
as required). The Downtown Community Plan idei
greenway providing a future pedestrian/cycli

al and attractive
d vehicles are
service acoess
ies Elliot as a
link to the riverfront.
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Alighted, oo:o‘wwwfzm_xim,\-w*miw,\

21t wide i provided

.

janding has been inciuded hatfway up the path for comfort
elatively steep path (15%),

I addition, an accessible, 5t wide concrete walkway ramp is
provided ai a more gentle grade of 8.3% suitable for people of all
ages and abilities. Both pathways have lighting, open sightlines and
low landscaping to provide a safe and visible route for 24hr use.
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A patio outdoar seating area is provided at the base of Elfiot with
direct connection to the comer. retailfcommercial use in the project.
deckis
provided to support public use of this urban outdoor space. Areas
for placement of moveable furniture are also accommodated.

)
o
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Landscaping of Elfiot Street consists of strong masses of grasses
and seasonally interesting shrubs / groundovers to give a modern
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nt the west wall of the parkade —
of lattice screens and climbing
a green wall. Hedge plar
3 2 climbing vines, and a steeliwood screen structure are provi
L M along the wast side of the right of way to screen the adjacent
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Skytrain tunnel and servics area. Piant selection inciudes use of
ntings are designed to be drought tolerant
ation on a water-wise approach to fife cycle

1
AL
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maintenant

. . Rain garden basins of rock/gravel are propesed at several locations
CRe LR to accept rainwater runoff and fo provide storm water infittration into
: ‘ the landscaped areas.

1.3) Clarkson Street

e + Clarkson is one of the Downtown "narrow streets” and will be
improved for pedestrian use by providing a i

Bmu.zm,\ curbs, 855;@8 units with w#m%

7Y

Exigi.

TowHHOUSE

Exercioe- & UNIT # B

LounoE. GAMES RoDM
commoM NG
q { ( Level 5) (level 25

Gonnection along the west side of Albert Crescent Park — as
proposed in the Downtown Community Plan.

Alighted, 5t concrete walkway Is provided between Clarkson and

S TeAde) Tl
CeElan d
.

LNy

he steep slope is

slightty reduced by the curved form of the path.

T I Fest g & pedestrian scale fighting is provided at entries and open sig!
4%:% are provided along the pathways. These features incorporate

CPTED principles to ensure a safe and comfortable public reaim.
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Roof Gardon Areas

The proposed common amenity area roof garden provides a usable

autdoor area for residents of the project, enhances the natural
improves the of the

building, and provides an attractive green treatment for views from

. .ﬁDZt + oU% L \ KVTJ..KQ o surrounding tall buildings (including the proposed tower).

* =

The roof garden is accessible from the project slevator core and is
directly connected to adjacent indoor amenity spaces. The roof
Low | @lg WT- garden design responds to sun orientation and includes a paved

EHETING 104t

“euwe o-'ur . - -
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.f. h patio, wood sun deck, lawn area, vegetable/ food garden plots, and
cl.fpice /L f by ﬁ.ﬂ&r_m\ wadl fandscaped planters and screens.
=1 : 17 Townhouse units also have a private roof garden including patio
> i decks, planting areas and screening.
3§
) N R e
- 1 M ——
T ! s . - 1

e
'Q‘

. , [ KR ROSS & ASSOCIATES]
/ Jm\ i Loppy M.D,ZZ HOUSE- . A.Ditg.,\uv TOWNHOUSE- . Landscape Architects
n EASTRANCE- DT # 1 UNIT #2. \UNIT #2 ———

ks Tiapnd
GupBWAH
(peaNED
T-
tlltoT oTREET

lkf.

dotMERCIAL / RETAIL- : 1o

(M) Floor) CINRKOON  COLUMAA-

{19 CoLumgn 5t
NEW WESTMINSTER-

DRAWING TITLE

LANPSCNTE FLAN

,@1 Bl

/ PR G271/ Rockts per
SlorAwstsr DFILTRATIoN

aLi (12-13' WIPED
e S g

popualt Bree /W
cenTES

DESIGNED DRAWN

ke ke

SCALE — \0- .

193 vgc Lolo

.ANN DRAWING NO.

LANDSCAPE PLAN & L
Scale: 1/87=1°-0"

DATE

ﬁ\owt\w wr\w,\« Wreper

/ coLumpblia  STREET




PLANT LIST

Trees: B
BOTANICAL NAME COMMON NAME [ REMARKS
Acer circinatum Vine Maple Multi-stem specimen
Lirodendron tulipifera Tulip Tree Park tree standard

Albert Crescent Park
Cornus “Eddies White” Eddies White Dogwood | Standard form - specimen

Pinus ponderosa

Ponderosa Pine

Elliot St screen planting
-open form

Tyrieal

woof

“BINYOUSE
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Prunus x yedoensis Akebono | Yoshino Cherry Roof garden planters
Shrubs:
BOTANICAL NAME COMMON NAME REMARKS
Buxus microphylla Littleleaf Boxwood Hedge planting
- townhouse facades
Cornus sericea Redtwig Dogwood Elliot St
- screen planting
Euphorbia characias wulfenii | Evergreen Spurge Efliot St beds

Lavandula angustifolia English Lavender Efliot St beds
‘Hidcote Blue’
Mabhonia aquifolium Oregon Grape Barrier areas

Pinus mugho

Mugo Pine

Feature highlight

Potentilla fruiticosa

Shrubby Cinquefoil

Mass planting

Rosa “Scarlet Meidland”

Scarlet Meidland Rose

Parkside planting beds
- feature

poof etrpEH

ATy

LANDSCAPE NOTES

1. Ali plant materials and planting
practices shall conform to the BC
Landscape Standard (latest edition).

2. Contractor to provide warranty on all
plant material for 1 full year from date
of final acceptance.

3. Roof garden planters to have
minimum soil mix depth of 8” for
lawn areas; 18” min. for shrub
planting areas; and 24” min for tree
planting locations.

4. All planting beds and planters to
have approved fine bark mulch layer
2 inches deep spread above finished
grade - over topsoil layer.

Spiraea sp.

Spirea varieties

Mass plantings
- winter foliage colour

Taxus x mediaa ‘Hicksii’

Hicks yew

Hedge planting
Roof planters / screens

Thuja plicata

Western Red Cedar

Hedge planting / screens

Vines & Groundcovers:

S ‘ T PRWACY
: | |ecrgms/wail  (FPD
Mud. ' HT

PEWERH ulile

BOTANICAL NAME

REMARKS

Arctostaphylos uva-ursi

Cotoneaster dammeri ‘Coral
Beauty’

Creeping Cotoneaster

Gaultheria shallon

Salal

Parthenocissus quinquefolia

Virginia Creeper

Elliot St fagade screen

Polystichum munitum

Sword Fern

Sedum x Autumn Joy

Showy Stonecrop

Elliot St beds
- mass planting

Taxus cuspidate nana

Spreading Japanese Yew

Vinca Minor Periwinkle
Grasses:
BOTANICAL NAME COMMON NAME | REMARKS
Helictotrichon sempervirens Blue Oat Grass I"Elliot St

- mass plantings
Miscanthus sinensis Maiden Grass Elliot St.

- mass plantings
Panicum virgatum Red Switch Grass Elliot St.

- rain garden edges
Pennisetum alopecuroides Fountain Grass Elliot St.

-feature specimens
Stipa tenuissima Mexican Feather Grass Elfiot St.

- feature plantings

PLANTING CONCEPT PLAN
Townhouse Rooftop Patios
Scale 1/8” = 1°-0”
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