NEW WESTMINSTER DESIGN PANEL
Tuesday January 25, 2011 3:00 p.m.
Committee Room No. 2

AGENDA
Time
1.0

ADDITIONS TO AGENDA

2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of December 14, 2010

3.0

DOWNTOWN INFORMATION PRESENTATIONS

3.1

731 – 765 Columbia Street (Multi-Use Civic Facility)

3:00 pm

3:05 pm
File: 13.0515.20

Development of Multi Use Civic Facility with approximately 80,000 sq. ft. of which
includes a theatre, conference space, museum and archives and arts spaces. The
development also includes 100,000 sq. ft. of office space above the civic facilities.
(Hughes Condon Marler Architects)
3.2

125 Columbia Street

File: REZ 043
SDP 175

Applications for rezoning and for a Special Development Permit have been received to
allow a mixed use, twenty storey multiple dwelling residential project with commercial at
grade. The current proposal is for 111 apartment units, 9 townhouse units and 718 square
feet of commercial with a total floor area of 116,806 square feet and a FSR of 6.7.
(Harvey Hatch, Architect)
4.0

INFORMATION PRESENTATIONS

4.1

345 Gifford Street

4:00 pm
File: DP045 (Q)

An application for a Development Permit has been received to permit the construction of
an approximately 500,000 square foot warehouse with a 5,000 square foot office at 345
Gifford Street in Queens-borough. (Chip Barrett, Architect)
5.0

DOWNTOWN DESIGN APPROVALS
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6.0

DESIGN APPROVALS

7.0

NEW BUSINESS

8.0

REPORTS AND INFORMATION

9.0

CORRESPONDENCE

10.0

NEXT MEETING
February 22, 2010 at 3:00pm in Committee Room No. 2 as required.

11.0

ADJOURNMENT

4:30 pm

Please contact Mike Watson at (604)-527-4519 or mwatson@newwestcity.ca to
confirm your attendance or if you have any concerns.
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NEW WESTMINSTER DESIGN PANEL
Tuesday, December 14, 2010, 3:00 PM
Committee Room No. 2

MINUTES
VOTING MEMBERS PRESENT:
Jennifer Stamp, Acting Chair
Tracey Mactavish
Eric Pattison
David Roppel
Marilea Schultz
Doug Shearer
Alla Titenko
Mark Vance

- BCSLA Representative
- AIBC Representative
- AIBC Representative
- UDI Representative
- Community Representative
- BCSLA Representative
- Community Representative
- AIBC Representative

VOTING MEMBER REGRETS:
Chris Block, Chair

- AIBC Representative

GUESTS:
Brian Hart
Larry Kerr

- Brian G. Hart and Company
- Wesgroup, Henriquez-Partners, IBI Group
(Architects in Joint Venture)
“
“
“
“
“
“
“
“
- PWL Partnership
“
“

Richard Henriquez
Shadi Jianfor
Shawn LaPointe
Paul Woodward
Niail McGarvey
Bruce Hemstock
STAFF:
Lisa Spitale
Const. Bruce Ballingall
Jim Hurst
Michael Watson
Julia Dykstra
Sylvia Nedila

- Director of Planning
- New Westminster Police Service, Community Services Sector
- Planner
- Planning Assistant
- Planning Clerk
- Recorder

The meeting was called to order at 3:05 PM.
1.0

ADDITIONS TO AGENDA
MOVED and SECONDED
THAT the Agenda be approved as received.
CARRIED.
All members of the Panel present voted in favour of the motion.
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2.0

ADOPTION OF MINUTES

2.1

Adoption of Minutes of November 23, 2010

2

MOVED and SECONDED
THAT the minutes of the New Westminster Design Panel meeting held on November
23, 2010 be received and amended as follows:
•

Page 5, 4th bullet to Motion – replace the reference to east and west (could be
clear)…. To …….east and west (could be clerestorey)….
CARRIED.
All members of Commission present voted in favour of the motion.
3.0

DESIGN APPROVALS

4.0

DOWNTOWN DESIGN APPROVALS

5.0

INFORMATION PRESENTATIONS

5.1

1016 – 1022 Fourth Avenue
An application has been received to consolidate the properties at 1016, 1020 and 1022
Fourth Avenue, and rezone the property to allow the subdivision into five lots and allow a
triplex on each of the new lots. (Brian Hart and Company)
The Preliminary Report prepared by Mr. Jim Hurst, dated December 14, 2010 was used
as the basis of principle information and Mr. Brian Hart provided additional verbal
information by the use of aerial photos and base board/maps. Mr. Hart stated that the
properties in question are presently situated with older heritage-type houses, surrounded
by apartment buildings (80% in area). In consideration of the design criteria, allowances
have been made for access to space, sunlight to the ground level, two-storey units
stacked above ground and that the two-level townhouses are acceptably conditional to
the City’s requirements. The Heritage Planner has reviewed the buildings in the context
of suitability and sketches circulated on-table indicative of the typical homes presently in
the area. One parking space has been provided for each unit, but the question of
garbage in terms of the ongoing Zero Waste Challenge by Metro Vancouver was also
addressed.
Panel Queries (Responses in Italic):
• What information can be provided regarding the 10% perimeter rule?
Mr. Jim Hurst provided the Provincial Legislation and Subdivision provisions as
well as conforming and non-conforming standards. In this case, a Variance
Permit would be required in order to vary the 10% perimeter rule. The
Subdivision Approving Officer, Engineering Department, would rule on the
subdivision provisions and the Planning Department would process the Variance.
• Is the Design Review always reviewed with the applicant? Yes.
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A query was made relative to the slightly-out-of-date drawing versions as shown
in terms of colours and massing. The most current version is depicted in the
Agenda package.
Will parking be an issue? Parking surveys were conducted in both the AM and
PM hours to see if parking was a “perceived” or “real” problem. In either case,
parking was not viewed to be a problem at any time which is why the ratio of one
stall per lot or one stall per unit was adopted.
What about the garbage issue? All garbage, bicycles, snowtires, etc. are stored
in units situated in the back and are separated from the residential buildings.
The Engineering Dept. is satisfied with this arrangement.
What information can be provided with the colour pallet? The Benjamin Moore
historic colour pallet has been used which has been replicated, except for the
colour blue. The colour “blue” was not used historically as the pigment was too
expensive 100 years ago, but “heritage blue” was added for more variety.
What are the materials to be used? Materials are hardy plank, which is very
durable, allows custom colour, and is far more “noise deadening” from
neighbours around site and across the street and is fire-resistant (context photos
were circulated on-table).
What additional information can you provide with respect to construction
aspects? The project construction will produce five three-unit stratas, all fee
simple on a separate lot, with the intention to build systematically up the hill. It is
a great neighbourhood (the Designer walked through several times), the old
Woodward’s building is less than 10 min. from the site, fair amount of good
shopping, many restaurants, private trade schools, large school, good
neighbourhood for families, nearest Skytrain station only 1.8 k away from site
and also adopts the “green building” approach. The character of the present
neighbourhood has been adopted in the design considerations, as well as using
density to make this a worthwhile and quality project for this site.
Could you describe the relationship of the deck on the lower level as it relates to
the other unit. There is a fall between each deck (12.5 ft. of fall for entire site)
and a 2.5 ft. drop across (relatively high on one side to the other) which drops
2 ft. to grade level. The cross-section depicts this quite clearly.
Is the separation between two lots, a fence? Yes, we designed a 4 ft. clearance
for buggies, etc. and allowed an extra 1 ft. for fencing and retaining detail.
Does the design allow for the Smart!Growth Checklist? Yes.
Is the onsite water management of the site 66% site impervious correct? Yes.
The design incorporates underwater efficient landscaping (native plants and
rainbarrel) technique, a landscaping biologist was retained for that purpose
(landscape drawings were circulated on table).
Are the landscaping techniques the same for all units? One of the issues we
maintained, was to ensure that each of the five units were expressed as
individually as possible, with the idea to identify each unit with trees as well as
boulevard tree planting, in accordance with City policies.
What was the idea to have a walkway run right through the entire site? The
rationale for the “through” walkway was that visitors could arrive at the front door,
but not to invade the private area. The cars are parked at the rear and the family
entrance is through the kitchen door and patio. The owner comes from the rear,
but visitors come through the front. The “through” walkway would accomplish
that.
In reviewing the plan of the lower units, which are partly subterranean or
underground, what is the rationale? The porches are set above and are not
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habitable space, only 3 ft. high. This was also dependent upon where garbage
bins are to be located.
Is the added space to be usable attic space for tenants? Yes, the expectation
was to have a room approx. 8-9 ft. wide, 6 ft. in height (depending on truss, form
and gable), which is not declared in the F.S.R., but is a storage room.
How are the stairs to the attic designed? A pull-down Simpson style.
Why were no balconies designed into the units? Because the living space on
some levels are close to grade, others at-grade, but we do not usually design
balconies in such a configuration. Some townhouses have living space one floor
above, either a smoker’s or Bar-B-Q balcony, but only where design criteria
allow.
A query was raised regarding a submitted landscape plan other than the
conceptual plan displayed by board to be submitted with the next submission.
This was verified by the Architect.

Comments from the Panel:
• Good proposal, nice feel to the street, very handsome buildings. My only
comment re the lower level is the potential to bring daylight through the kitchen
and master bedroom level, or opportunity to bring daylight through those two
ends. Plans are very good and well-planned. One other thought is the
relationship of the two pads, if flipping every second unit, there is a potential for
patios to be more quiet, walkways to be consolidated and to “feel more
generous”. If that is done, then you will bury the patio on the uphill side. The
reason for being on the lower side is the least amount of grade change.
• It is a really smart looking project, units very handsome. My concerns are all to
do with landscaping and a real problem with patio space for the first level,
consideration of orientation of units and grade issues. I cannot see that as being
habitable or being used. Further question re exterior stairs on either side to
upper floor units, is there any reason they couldn’t be pushed to the very edge,
landscape on narrow side, stairs pushed over so that yard could be 4 ft. wider?
In theory, No, the idea was to line up the stairs with the front door, stairs are right
against wall, patios are all level. My other comment has to do with the yard,
there is an intermediate fence and gate splits yard in half, but which is all the
yard of one owner, was there a strong reason why that was designed in this
manner? Basically, to establish those two areas as private space.
• The design is very similar to the one in which I live, which would compromise my
ability to use. I think the planting will need to be carefully thought out,
conceptually on both, two totally different conditions due to site conditions.
Intention is to use native plants, would worry more about plants surviving in those
conditions, planting plan needs to reflect south and north ends which are two
totally different conditions.
• Challenging site, interesting design problem. Unfortunately not having seen your
whole design process, cannot get onboard re livability of those units
(underground aspect). The City of Vancouver has sideyard conditions for “light”.
This design clearly needs to meet “light” conditions. Sideyard patio presents
potential space, not convinced it’s totally usable. When doing basement suites,
light usually comes from end of building, instead of getting upper lighting.
Normally that becomes kitchen or bedroom; you now have to walk past bedroom
to get to front door. Upstairs very supportable, lot of walkways, double walkways
for a very confined site. Try to combine these, maybe common party walls on
couple of units (five walkways to get through site to get to car in back) which to
me, is not very convincing. Façade comments from staff, support – few nuances,
Doc # 150820
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dormers, secondary or lower pitch than main roof, would help. Are the colours
Vancouver True Colour or Benjamin Moore? Three are true colour scheme
elements. Blue throws it all out the window. I would endorse the true historic
pallet, not using blue. As for the trim, ubiquitous white trim is not historical, which
in this climate, ends up looking grubby and dirty in a few years. Would rather see
generally supported trim colour to be grey or cream.
Great liveability and feel.
Considering that this project was designed in such a short space and time, it is
good. I do have a comment of more sun and lighting for the basement. A
basement is a basement and people know what it is used for, a hard place to
live, but is there some way to add more windows, corner windows? We have
reviewed this area, perhaps a glass block against the “hostile” side. We also
flipped to have the kitchen at the front, eyes on the street aspect, the whole idea
was to get light into the living part of the space. My comment would be that as
many windows be added as possible. My other comment was the dormers which
appear to be coming out of the attic windows, perhaps for lighting purposes, just
to omit entirely. This would add to the neighbourhood and give it a “house” feel.
It is an affordable space. The introduction of blue or coming off historical colours
is good. I like the colour pallet, maybe in getting more colour introduced, you
should consider a royal blue. In New Westminster, it is a nice colour. I
understand the Heritage Planner wanted to introduce more colours (Vancouver is
extremely limited).Windows could be more Edwardian in shape, trim colours
changed. Round and elliptical windows were not uncommon. But cost is critical,
round windows cost more.
All in all, will make the neighbourhood more liveable. It will remove the copious
lane graffiti.
I like the project very much, like the colours, but have comments re design. Is it
possible to add some chimneys to make the design more interesting? The
fencing was probably used to add some element in façade. Will this go together
with the historical design? I understand the Heritage Planner will review columns
as well as other elements.
I commend the design approach as being very challenging. The overall gesture
successful, given the parameters and agree with other Panel member re number
of walkways, narrow canyons between buildings. It would seem that the overall
idea in this neighbourhood should be to come back from the “dead” and lay claim
to these areas, don’t buy it as a forward step, see it as regressive. There is
liveability, charm, eyes on the street, always to see, but ultimately, I can’t see
that a townhouse configuration might be a better approach.
I support the design, but not the overall strategy, which may not be relevant at
this point. Commend the affordability element. Have a little doubt, but all in all,
a charming addition to this area.
Exceptionally well-resolved, form very appropriate, nicest resolution I’ve seen for
a stacked project with basement. Small suggestion might be to improve back
patio, entry to back upper unit, sloped area to be brighter and lighter, to give light
to kitchen. Very successful basement suite with sidedoor patio. Would get rid of
gate between country stairs and backyard of upper units. Colour variety is “fun”,
interesting and appropriate, glad pallet will open up. Fully support project,
extremely well-resolved solution.
Chair summary:
The concensus from the Panel is that general form and
character are well-resolved; project is a welcome addition to neighbourhood.
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Panel Concerns:
• Liveability of lower units, request considering increased daylight potential at ends
of units.
• Consider flipping every second building to have more consolidated walkways as
there are a lot of double walkways, which may free up more space for patio and
greenery.
• Planting needs to be carefully thought out to maximize daylight and plant list
identified, very large species, which suggest be detailed.
• Landscape plan should be submitted in next application that would identify hard
and soft landscape materials.
• Consider elliptical shapes of gate echoed on façade.
• Consider lowering the walkway of adjacent lower building to have the basement
patio of the uphill unit read more out of the ground.
• In terms of Heritage aspect, there has been discussion re historical colour pallet
in both Hardy Panel Board and trim, although colours noted are welcome
addition to neighbourhood. Colours are well-resolved, two schools of thought –
Heritage blue not considered part of historical colour pallet, trim of cream or soft
grey would be considered.
MOVED and SECONDED
THAT the report prepared by Mr. Jim Hurst, Development Planner, entitled “Proposed
Rezoning of 1016, 1020 and 1022 Fourth Avenue, Preliminary Report”, be received for
information.
CARRIED.
All members of the Panel present voted in favour of the motion.
Mr. Brian Hart left the meeting at 4:05 PM.
5.2

200 East Columbia Street (Brewery District Site – Site 1B)
An application has been received for a 225,820 sq. ft. commercial building at 200 East
Columbia Street. The proposed development consists of 29,402 sq. of commercial retail
and 140,869 sq. ft. of commercial office space. (Henriquez Partners Architects)
Mr. Jim Hurst provided a brief verbal introduction to the project including visual board
presentation for information submission to the Development Permit Application. Two
key elements include access to the Skytrain Station and access grade and design
through the design guidelines. Mr. Larry Kerr was introduced who provided a brief
verbal overview to historical background events of Translink’s RFP award to Wesgroup
last August, 2010. Mr. Kerr continued to provide a project site history, explained the
Design Guideline Master Plan, subdivision and rezoning, Works & Services, future
infrastructure and the Program Area Summary.
He then introduced
Mr. Richard Henriquez to walk the members through the Master Plan.
Mr. Henriquez provided a verbal explanation of the guiding principles of the master plan
site bounded by East Columbia, Brunette and Keary Streets (triangular site). Areas
outlined included the options to link to the hospital buildings (replacement of jobs lost
from the Brewery site), view corridors, parking podium from SkyTrain Station, rain
protection on commercial streets, walkway at police station building at Columbia Street
level (security purposes), handicapped access, series of ramps and elevator to hospital,
public open space, ambience of Translink HQ and staff amenities. Challenges include

Doc # 150820
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slope configuration, retail continuity. Other features include 2-storey penthouse, various
roof level decks, Leed Gold Certified buildings, all directional façade views, no visible
loading areas or bays, pedestrian-friendly areas, incorporation of historical graphics,
shadowing and cross-sections of floor plans.
Mr. Niall McGarvey continued the Microsoft PowerPoint presentation outlining the
streetscape plans, rendered layout plans, rain gardens, use of plaza as well as colour
adaptations and material design elements. A green roof is proposed on Level 7, circular
forms in entrances will be repeated throughout, as well as landscaping and accessible
decks with large movable planters.
Panel Queries (responses in Italics)
• Is the whole Brunette site area owned by one developer? Yes, Wesgroup is the
Developer of record.
• A query was made with respect to the fire access area as to its principal use.
While a fire access is not a requirement, it is an opportunity to provide such a
route.
• A query was made relative to the confusion over the angle road (outdoors to
Skytrain) and its convergence. As well, clarification was requested over the
appearance of vertical mullions (classical 50’s). It was explained to be curtain
walls, sunshades.
• A query was raised relative to the lane “punching through the building”, depicted
in the early design guidelines and why it appears to go all the way through
instead of just accessing the loading bay. The property has a jog between
Building 1 and 8, lane is for service coming through diagonally which allows
hiding the delivery into the service area, but is also a pressure-relief for traffic
from between intersections.
• What is the intention for internal roads in terms of speed limits? A good analogy
would be “like Granville Island”. We will encourage people to be allowed to walk
in the lane.
• A query was made regarding the area travelled in coming from SkyTrain – how
many people are going to use that path and that it was more of a destination to
Keary Street and to the left – why would anyone take that path when there is an
easier way to travel via the path on the side of the building? I wonder about that
area in the evening hours – that area appears to be hidden.
General discussion ensued with respect to expected circulation to the area just
described, raincover effectiveness and the importance of and intent to create a more
direct route to the hospital, original ideas of functionality, institutional concourse with
clinics and healthcare functions, effect of significant signage and direct access to
Building 2, the anchor of the project, as well as the secure loading bay requested by the
drugstore tenants.
Comments from the Panel:
• Well-resolved design plans. The sloping access and two ways to SkyTrain is
consistent with the Master Plan and buildings themselves, volume on Columbia
Street. Spectacular, sun-shading, very well-chosen brick and how it steps down
site, quite articulate and well done. My general comment re main curtain wall.
This suffers between Bldg 2 and Bldg on Columbia Street – doesn’t have the
fine-grained look and detail of the Columbia Street building (one particular
rendering points this out in detail). Stair graceful, well done, sun-screen well
considered; very well-done renderings. Very big curtain wall between Bldg 2 and
Doc # 150820
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Columbia Street (mentioned above) has a finer grain, quite commendable, police
entrance, very secretive, not prominent, would be difficult to find, and thought it
might have been better well sighted. The security is Transit Police, not City
Police; it was not meant for the public to specifically search it out.
Very much like and agree how problems have been resolved, very handsome
building from every aspect (front, steps and arcade go up on north side), and
steps very good, don’t know if all space will resolve itself, but it is good that the
hospital will be joined. This is the place where it happens. Just have a concern
whether the street office building be saddled with all types of people who wish to
travel to main hospital area and/or main access, but at the moment, am very
impressed from all aspects.
Really like project, like building outline and style. One comment: looks too much
industrial-like; would prefer more Victorian, in style, contrast, but overall colour
very great. I like it.
Very well-mannered building, much more than “large” for a building of that size,
not easy to manage, does remind me of Vancouver courthouse, exterior wellarticulated, lot of curtain wall for a building (could be a looming façade). Really
like Columbia Street face, works well with Building 2, brick and façade, but pallet
is good. Have a problem with lane, not sure how to resolve, lot of functionality,
loading tucked in. But coupled with pedestrian access, will a tunnel overwhelm
character of street (people will have to walk through), but this is a hard-edged
commercial loading in building – can you divide it off from pedestrian access and
have loading from the other end? It’s a bit of a negative from pedestrian
environment.
I would echo other member comments. Great building, love how front addresses
street, tumbles down and breaks up. I would say (not that familiar with project)
that I love the park which is at the heart of the property, park façade is very
important (people having lunch, socializing), but less so, the façade on Columbia
Street, particularly the façade facing southeast (could be less foreboding and
massive). Like Granville Island feel, nice to see paving treated similar to actual
s/w between street trees and building. Areas between buildings could be beefed
up rather than just walking across an asphalt road. If roadway could be designed
with unit pavers vs concrete). Last two comments: pedestrian route to Skytrain,
turning corner is a bit foreboding, not an open feeling, could be reviewed from
architectural point of view. Schematically both landscaping treatments are more
tied together – can building be more accommodating on that corner? Lastly, the
north pathway (from one rendering), like covered stairway, that will be very dark
– on north side), suggest that be looked at very carefully, for this building, then
the future building, then staircase, covering, but combined effect could be very
foreboding and dark, needs a closer design look when the time comes.
Attention to pedestrian use is very commendable. Could be quite successful.
Massing of building, brick is good choice for Columbia, but in back of it, glazing is
very 80’s, the use of orange has a huge potential to push further to articulate a
different side of building (pushed in vs pushed out to give more character, to give
smaller scale).
Mechanical and elevator shaft piece most interesting.
Opportunity for orange to give more punch. Columbia St. façade brick very well
done, penthouse in glass very effective, but recessed portion in glass much more
effective. Last comment is rain cover on stairs that tier down on north side – if
that could be a lighter gesture and more simplified, it is now reading very
repetitious; could be more elegant and emphasize different exposures of glass if
more attention was paid to that articulation.
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MOVED and SECONDED
THAT the report prepared by Mr. Jim Hurst, Development Planner, dated December 14,
2010, entitled “Proposed Development Permit for the Village at Historic Sapperton at
210 Brunette Avenue be received for information.
CARRIED.
All members of the Panel present voted in favour of the motion.
6.0

NEW BUSINESS

6.0

REPORTS AND INFORMATION

7.0

CORRESPONDENCE

8.0

NEXT MEETING
January 25, 2010, 3:00 PM in Committee Room No. 2.

9.0

ADJOURNMENT
The meeting was adjourned at 5:10 PM.

Jennifer Stamp
ACTING CHAIR

Doc # 150820
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the New Westminster
Design Panel

Date: January 25, 2010

From:

Lisa Spitale,
Director of Development Services

File:

Subject:

Multi Use Civic Facility and Office Tower Development

0515.20

PURPOSE
The purpose of this report is to inform the Design Panel of the Downtown Multi
Use Civic Facility (MUCF) Project. This project will include a Rezoning and
Special Development Permit.
BACKGROUNDApplicant:

City of New Westminster

Architect:

Hughes Condon Marler Architects (Civic
component)
Musson Cattell Mackey Partnership (Office
component)

Official Community Plan
Land Use Designation:

Columbia Historic Mixed Use:
• Mixed-use (commercial and/or residential)
along Columbia Street
• Retail, office, service, restaurant, entertainment,
arts and culture, recreation at street level
• All development on non-heritage sites must
respect adjacent heritage

Existing Zoning:

Columbia Street Historic Comprehensive

Doc#146220

City of New Westminster
2011 January 25

-2Development Districts (C-8):
The intent of this district is to allow a mix of
pedestrian-oriented commercial, institutional and
residential uses supporting the role of Columbia
Street as a Historic District.

Proposed Zoning:

Comprehensive Development District based on
C-8 zoning principles

Site Area (consolidated):

3232.8 m (34,799
sq.ft.)

AREA MAP

City of New Westminster
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CONTEXT
The MUCF property is located along the 700 block of Columbia Street between
Eighth and Begbie Streets. To the north of the site are several commercial and
institutional buildings, including a hotel, restaurant and social service providers.
On the east side of the site is the Westminster Trust office building. To the west
of the site is the City owned property at 801 Columbia Street, which is currently
set for demolition, as well as Plaza 88 with three residential towers and 180,000
sq.ft. of commercial. To the south of the site is the newly constructed InterUrban
mixed use building and the restored British Columbia Electric Railway building.
Adjacent to the site at the intersection of Eighth Street and Columbia is Hyack
Square.
The site is currently occupied by several one to two storey commercial buildings
as well as a portion of Alexander Street that will be closed off in the future.
BACKGROUND
In 2007 the City renegotiated the Development Assistance Compensation (DAC)
agreement between the Province of BC, British Columbia Lottery Corporation,
Gateway Casino and the City of New Westminster. Out of this agreement, five
DAC projects were identified. The second priority project was the downtown
Multi Use Civic Facility, to be funded at $35 million and constructed between
2009-2013. In October 2009, the City purchased 4 sites along Columbia Street
for; 765, 743,739 and 731 Columbia Street. The City also proceeded with a street
closure bylaw for the southerly portion of Alexander Street (now known as 755
Columbia Street).
After conducting an Expression of Interest process with the development industry,
City Council has chosen to proceed with a proposal from Uptown Property Group
(UPG). UPG’s proposal was selected based on responding to many of the City’s
priorities in the Downtown. UPG will construct a 100,000 square foot Class A
office building as a tower over the City’s 80,000 to 85,000 square foot MUCF. An
underground parkade will be constructed with UPG funding about180 spaces. The
City is also considering additional City funded parking. UPG and the City will
provide parking on a shared demand basis. Civic centre users will be able to
access the office parking during non-office hours. The development will be
structured with UPG acquiring an air space parcel or parcels from the City for the
office tower and their portion of the parkade. The City will continue to be the
owner of the remainder of the property.

City of New Westminster
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The UPG proposal provides the City with many benefits, including: providing
employment in the Downtown, which is a top priority in both the Downtown
Community Plan and the Livable City Strategy, providing the City with property
taxes that will assist in the on-going operating costs of the MUCF, and enabling
the City to maximize the use of DAC funds for cultural amenities while still
benefiting from the provision of accessible and convenient parking. See
Attachment 1 for the most recent staff report.
PROPOSED DEVELOPMENT
Multi Use Civic Facility Component
The City issued a Request for Proposals (RFP) for architectural services in July 2010.
The firm of Hughes Condon Marler Architects (HCMA) has been selected and
retained by the City. UPG has retained Musson Cattell Mackey Partnership (MCM)
as their architect. The two firms are working together; each designing their clients’
separate components (office tower vs. multi use civic facility) but ensuring the project
works as a whole.
The functions in the facility by area can be summarized and generalized as
follows:
Conference space
Theatre
Art gallery, Museum and Archives
Arts function
Public spaces
Administration
Storage and support space
Circulation
Building service space

13,000 sq ft
15,000 sq ft
13,500 sq ft
8,700 sq ft
2,500 sq ft
4,000 sq ft
9,700 sq ft
13,000 sq ft
4,800 sq ft

Total

+/- 84,200 sq ft

The City has always envisioned Columbia Street as a vibrant, animated pedestrian
oriented street. A good quality restaurant at the corner of 8th Street and Columbia
Street is seen to help enliven the streetscape. It is anticipated that this restaurant
will be approximately 6,000 sq ft (in addition to the MUCF space). It is
contemplated that the MUCF will fit on three storeys within a building shell of
about 60 feet in height.
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It is envisioned that the main entrance of the MUCF will be along Columbia Street
(the office lobby and the tower orientation will be along 8th Street). The MUCF
will have a large, airy main floor lobby joined with the conference/ convention
centre. The main floor’s high ceiling heights of about 20 feet and light-filled
atmosphere, lends itself perfectly to awe-inspiring art on a grand scale, and creates
a sense of grandeur while still being welcoming. The conference/convention
centre would have flexible walls so that different configuration and sizes are
available, encouraging numerous types of uses and functions throughout the day
and evening. The lobby creates a user-friendly visitor experience with a visitor’s
information centre, ticket office and resource centre for community groups such as
Tourism New Westminster. This approach enables visitors to get information, buy
tickets and find out more about what’s going on in the building and around the city
in a “one-stop” location.
The initial plans envision grand stairs that will create a visual vocal point leading
up from the lobby to the mezzanine level where the City’s Museum gift shop will
draw the visitor to explore, browse and shop. The Archives will also be located on
this level, creating an accessible and visible presence which invites people who
wish to learn more about the City’s rich history to do so.
The 350 seat non-proscenium theatre, gathering space with art displays and the
back of house functions will be located on the second floor and sited over the
conference/convention centre space (given they are both span free spaces). The
City’s Museum will also be located on the second floor, where shared loading
capabilities with the Theatre creates maximum efficiencies for both operations.
The 2,000 square foot Art Gallery will augment the capability of this floor, and
can be used as additional space for special temporary Museum programs and
installations.
The third floor will accommodate the multi-purpose and purpose built art spaces
(pottery studio, practice facilities, art classes, performance arts workshops, etc).
The administration offices will also be located on the third floor.
The attributes of this layout configuration are:
9 a flexible lobby and convention centre space enabling several different room
configurations;
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9 a main floor restaurant that is synergistic with the conference/convention
centre and has a strong street presence;
9 the open lobby with sliding doors onto Columbia Street would allow for a
unique opportunity by enabling the City to host indoor and outdoor festivals;
9 The conference/banquet facility on the main floor provides more frequent
animation that can be viewed from the street and allows spill out onto the street
for festivals, etc.
9 The gift shop on the mezzanine level will enhance the visual interest of the
entire atrium space and will become a destination unto itself;
9 A grand lobby and conference centre could become a revenue generator for the
City by providing a much need venue in this community for large formal
gatherings, weddings and banquets;
9 There is a fluid visitor experience between the Museum, Art Gallery and
Theatre on the second floor with plenty of wall surface for visual and
photographic art displays;
9 Placing the purpose-built arts studios on the third floor allows for plenty of
natural light and inspiring outdoor vistas for artists to create;
9 Locating the Museum and the Theatre together on the second floor will
compliment both functions;
9 The shared loading areas for the Museum and Theatre maximizes efficiencies;
9 Having a conference centre with banquet functions on the ground floor should
help promote universal accessibility, and help enhance seniors use of the
facility.
Office Component
UPG’s proposal is to construct a modern, 8 storey,100,000 square foot Class A
commercial office tower over the western part of the MUCF building. UPG will
be designing the tower with the possibility of expanding to a total of 130,000
square feet depending on the leasing response. The tower will be constructed to
LEED Gold, the same standard as the MUCF. UPG will also construct and fund
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approximately 180 parking spaces and allow civic centre users to access their
share of the underground parking during off-peak office times (Monday to Friday
after 5 pm and Saturdays and Sundays). UPG is confident that all the office space
would be leased by long term public sector and professional tenants requiring
office space next to SkyTrain. This office development would provide
employment for between 400 to 500 employees.
Official Community Plan Considerations
Land Use Designation
The project properties are currently designated Columbia Historic Mixed Use in
the Official Community Plan. This designation is described as:
• Mixed-use (commercial and/or residential) along Columbia Street
• Retail, office, service, restaurant, entertainment, arts and culture, recreation at
street level
• All development on non-heritage sites must respect adjacent heritage
Character Precincts
The site is located within two precincts identified in the Downtown Community
Plan: the SkyTrain Precinct and Historic Precinct, see Attachment 3. The
SkyTrain Precinct intends to accommodate a mix of high density land uses around
transit stations, including residential, commercial and civic uses, to encourage a
sustainable and vibrant Downtown during the day and evening. Increased heights
and density are considered if provisions are made for employment generating
floorspace (e.g., office) within the development. It is expected that all new
development will provide excellence in urban design for all public realm spaces,
the streetscape and in the design of pedestrian and cycling connections.
The Historic Precinct intent is to provide protection, incentives and opportunities
to respect, enhance and celebrate the recognized heritage resources within it.
Although the site does not contain any identified heritage buildings, the context of
surrounding heritage assets will be important to consider in the project design.
Design Guidelines
The proposed development is located within the Downtown Development Permit
Area # 1. The objectives of this designation area are to ensure that new
development supports a vibrant, pleasant, and people oriented downtown. The
design guidelines pertinent to the development are included as Attachment 2.
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• Reflect the context of New Westminster and unique characteristics such as
history, views and topography.
• If building in the Columbia Street Historic District, form, height and character
will be evaluated based on adjacencies to heritage assets. If building outside
the historic district but next to a heritage asset, factors such as sympathetic
design and materials must be considered.
• Support the protection and revitalization of heritage buildings and the
neighbourhood’s heritage character.
• Provide safe and pleasant streets and public spaces where pedestrians feel
comfortable and welcome.
• Create a positive, people oriented connection between new buildings and the
street, between public and private spaces.
• Promote excellence in architectural design and creativity in the architectural
form, massing and character of new development.
• Protect important public views, and ensure light and air penetration to the
street.
• Promote a vibrant and diverse local economy through the encouragement of
attractive and functional commercial areas.
• Guide the development of new buildings which conserve energy, materials and
water.
• Encourage new habitat and a greened built environment which supports
ecological cycles and reconnects people with nature.
• Minimize negative impacts on air quality and the water quality of the Fraser
River.
• Maximize opportunities for rooftop features which generate energy, minimize
runoff and create multi purpose green spaces.
• Promote sustainable modes of transport (e.g., walking, cycling, transit).
The design guidelines, and whether or not they have been meet by the project
design, are attached as Appendix 1.
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STAFF COMMENTS
Design Principles
The MUCF has always been envisioned as a “Signature Building”. Given the
UPG proposal, both components – the civic centre and the office tower – will have
two strong identities, balanced and integrated on the site. Staff have developed the
following design statement:
Given that the MUCF building will be the most prominent cultural building
in the City’s designated Cultural Precinct, it will be designed as a
Signature Building. Based on the policies from the Downtown Community
Plan and best practices from the National Standards and Guidelines, the
MUCF and the office tower are to achieve an architectural and urban
design balance between the elements of compatibility, respect and
distinguish ability from the existing heritage assets in the Columbia Street
Historic District. The building should be sympathetic and compatible with
important heritage and historic elements of the street, the Downtown and
the Fraser River.
A fundamental design principle is that the MUCF will have a strong civic identity
and presence on Columbia Street. UPG has asked that the office building have a
strong commercial identity and presence on 8th Street. UPG’s priority is to site the
office tower on the westerly portion of the site, near 8th Street, to take advantage of
the river views. UPG requires that the office tower be a modern, glass curtain
style façade to attract quality Class A office tenants.
The following is a list of principles that were given to the City’s and UPG’s architects
during the initial design concept meetings.
Sustainability Principles for the Site and the Use
• Reinforce Downtown New Westminster as a designated Regional Town
Centre and construct uses to strengthen the economic base of the
Downtown
• The Downtown Community Plan designates the site as: (1) gateway to the
Columbia Street Historic District Precinct to the east; (2) the Waterfront
Precinct to the south; and (3) the SkyTrain Precinct to the north and west
• Promote high density employment, residential and civic uses next to
SkyTrain
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• Reinforce Columbia Street as the City’s designated Cultural Precinct
• Promote synergies with SkyTrain and Hyack Square, and key destinations
such as Douglas College, River Market, Westminster Pier Park and the
Waterfront Esplanade
• Promote pedestrian character of Columbia Street and enliven the street
experience by promoting day time and evening use, and weekday and
weekend use
• Uses designed to welcome and promote universal access
Urban Design Principles
• Civic use on the site and gateway intersection highlight opportunity for a
Signature building
• Signature building to represent New Westminster as a Regional Town
Centre and most prominent cultural building in the designated Cultural
Precinct
• Reinforce strength of 8th Street and Columbia Street gateway with unique
architectural features and a high quality public realm to promote high
intensity pedestrian use

The comments of the New Westminster
Design Panel (NWDP) will be included
in the report to Council at the time
Council considers approving the design
of the MUCF.

Lisa Spitale,
Director of Development Services

Appendix 1

Official Community Plan Design Guidelines

Doc#146220

CONFORMITY TO OFFICIAL COMMUNITY PLAN
Objectives
The City of New Westminster will ensure that new development supports a vibrant,
pleasant and people oriented Downtown. The guidelines for Downtown are based upon
the following objectives for development.
• Reflect the context of New Westminster
and unique characteristics, such as
history, views and topography

Building tower placed to allow
VIews

• If building in the Columbia Street Historic
District, form, height and character will
be evaluated based on adjacencies to
heritage assets.

Design Review Panel to evaluate

• Support the protection and revitalization
of heritage buildings and the
neighbourhood's heritage character

Building does not mimic
surroundings

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

Plan to be prepared for sidewalk
spaces

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

Plan to include Hyack Square,
Eighth Street

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

Design Review Panel to consider
project, outstanding architects
selected

• Protect important public views and ensure
light and air penetration to the street

Vista to waterfront to be secured

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

Project incorporates retail, office
and arts and entertainment uses

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

Build to meet LEED Gold
standards

• Encourage new habitat and a greened
built environment which conserves
energy, materials and water

No natural habitat at site; Will
have roof deck

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

Project not on Fraser River; Does
not create net additional air or
water contamination
Roof has potential for green areas

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

Project located in Downtown area
adjacent to SkyTrain

• Promote sustainable modes of transport
(e.g. walking, cycling, transit)
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 comers.

Project to be signature building

b.

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

Restaurant at comer of Columbia
and Eighth Streets

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.

Office core extends through
podium

d.

Provide a consistent and cohesive colour
palette utilizing colours appropriate to
New Westminster context. Consider the
Heritage colour palette in the older
buildings of New Westminster.

Colour palette to be selected

e.

Quality, natural materials that are historic

Material selection to be made

a

to New Westminster are encouraged.
f.

Contribute to the unique character of the City Design Panel to review
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
Design Panel to review
must ensure that the form, massing and design of
the building is sympathetic to the heritage
building.

h.

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

Tower sited at west side of site

1.

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.

Building close to sidewalk

J.

Provide a minimum 4.5 metre (15 foot) setback Office tower setback at east side
from the edge of the top of the 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
Not applicable
buildings through ensuring the top edge of the
heritage fayade forms the edge of the podium
of the building. The setback from the edge
of a street front heritage fayade should be at
least 4.5 metres (15 feet).

1.

When designing point towers:
Office tower has less site coverage
- integrate the design of the podium with than podium
the tower
- shape buildings above the 7th storey as
tall and slender towers that respect
views and perovide for light and air
penetration to the street.

m.

Reinforce the conclusion of the building design
through special consideration of the form,

Building has multiple roof levels

massing and detail of the top several floors and roof
of the building. Provide organized rooftops that are
attractive when seen from above as well as the street.
Rooftop mechanical and service equipment should
be screened in a way that incorporates it as an
integral part of the building's architectural design.
n.

Provide some variety and unique characteristics Design expresses individuality
of each building where there are multiple buildings
of designs
in one development to reinforce individual
building identity

o.

Creativity in the design of the building and
Outstanding architects
landscaping is encouraged to promote interest and
whimsy in the Downtown

p.

Interior sidewalls, created as a result of construction! All walls will have finished
appearance
redevelopment phasing, should be designed to
complement the overall appearance of development
and should not appear temporary or unfinished

2.
COLUMBIA STREET HERITAGE DISTRICT
These guidelines are based on the conservation and enhancement
of heritage buildings along Columbia Street.. The intent is to
provide appropriately rehabilitated heritage buildings, while
providing guidelines for new development that adds to the
ambience of the Columbia Street Heritage District.
a.

Original materials should be left in place and new
materials should be sympathetic and compatible.

Not applicable

b.

New development will respect the scale and historic
street pattern.

Podium at heritage scale

c.

The saw tooth profile of the historic streetscape must be
maintained.

Office and podium
have different heights

d.

New construction will be compatible with adjacent
heritage assets and complement the overall Columbia
Street Historic District.

Design review to take
place

e.

New buildings will provide an appropriate transition
between differing scales and heights of neighbouring
buildings

Building reflects both
tower and lower elements

f.

New construction will respect and enhance the
Podium creates street wall
horizontal alignments on neighbouring heritage heritage

buildings.
g.

The first storey will maintain a similar articulation
to the heritage buildings on either side and upper
storeys should respect or continue the decorative
details and articulation of neighbouring heritage
buildings.

Podium has storefront

h.

Storefronts should respect the existing pattern of
building widths along the street.

Design Panel to review

1.

A new building that is wider than 20 metres (66 feet)
should maintain the rhythm of the storefront building
pattern, such as 'strong vertical design elements at the
centre and sides of the new building

Design Panel to review

J.

Display windows should reflect the repetitive and
vertical pattern of display windows in adjacent
heritage buildings.

No display windows

k.

Upper storey windows should reflect the fenestration
pattern of neighbouring heritage buildings and may
be of punched design.

Design Panel to review

1.

Signs should add to the interest of the building and
respect the historic character of the area,. and not
create visual clutter.

Sign permit to be reviewed

m.

Signs and awnings on heritage buildings will follow
the HARP design guidelines for size, colour, and
material.

Not a heritage building

n.

New awnings should have a traditional profile, with
sloped awnings being preferred. Materials should be
of high quality canvass or glass.

Awning design to be
reviewed

o.

Where structurally possible, awnings should align
horizontally with neighbouring canopies.

No contig'uous canopies

3. SOLAR ORIENTATION AND ENERGY EFFICIENCY OF BUILDINGS
The intent is to maximize energy conservation opportunities through application of passive
design principles. These principles lead to buildings designed to require less energy input
to cool in hotter months and heat in colder months. Further, the intent is also to limit the
energy consumed by buildings by encouraging use of alternative energy sources and the
use of high quality durable materials with a long lifespan.
a.

Orient and mass buildings to maximize opportunities

Long axis is east-west

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
side's to encourage passive cooling
through cross ventilation.

Review to come

c.

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

Review to come

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".

Review to come

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.

Canopies to be provided

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 faces with maximum 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.

Review to come

g.

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

Building has large scale
light penetration

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.

Review to come

1.

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

Review to come

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.

Restaurant use on ground
floor; Building close to
sidewalk

b.

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

Design Panel to review

c.

Signage should not create visual clutter

Sign plan to come

d.

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

Restaurant to have patio

e.

Provide a separate, safe, covered entrance
for residents where residential and commercial
uses are in the same building. The residential

Civic uses face Columbia
Street; office uses face
Eighth Street

entrance should be located on the less
prominent street if possible and not interrupt
a continuous commercial street front.
f.

5.

Large blank walls that front streets, including
retaining wals, 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 cafe area

Design Panel to review

RESIDENTIAL STREET FRONT

Not applicable
6.

THE PUBLIC RIVERFRONT

Not applicable
7. PEDESTRIAN COMFORT AND CIRCULATION
.These guidelines aim to create a high quality, comfortable and pleasant experience for
pedestrians in the Downtown.

a.

Provide for the comfort and interest of
pedestrians on the sidewalk and in public
spaces through lighting, signage, seating
and continuous weather protection such
as canopies and awnings

Plan of outdoor spaces to
come

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

Project will incorporate
trees and pavement pattern

c.

Provide easy access that is suitable for
all ages and abilities from the street to
building entrances and for important

Plan of outdoor spaces to
come

d.

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.

Design to come

e.

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

Off-site plan to come

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.

Street trees to be planted
around proj ect

g.

Ensure lanes and narrow streets are
pleasantly designed and safe by indicating an
edge between the pu~lic street and private land.
Consider interesting paving details that
delineate pedestrian circulation and drainage
patterns. Provide opportunities for visual
oversignt and lighting from buildings onto
narrow streets or lanes.

Off-site plan to come

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
hiding places, clear access, and safe parking
garages. Seek professional evaluation for
large or complicated projects.

CPTED report to come

1.

Within CprED guidelines, minimize exterior
lighting energy demand by minimizing lighting
and using high-efficiency luminaires and
bulbs such as LEDs.

CPTED report to come

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.

Acceptable, outdoor public spaces are
encouraged in all developments, including
commercial and institutional buildings

Roof deck proposed

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.

Street Plan to come

c.

Incorporate public art in all open spaces
where ever possible.

Under consideration

d.

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

Site open to pedestrians

e.

Locate outdoor spaces to capture the
sun and create an inviting gathering space.
Suitable overhangs, canopies and trees
fOf shade and rain protection should be
incorporated.

Street plan to come

f.

Spaces should be designed to be designed
to be programmable for inter-generational
activities and uses. They should 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

Street plan to come

g.

Lower flat roofs should be structurally and
Might have roof deck
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

View analysis to be

significant street (Fourth Street, Sixth
Street, and Eighth Street), the applicant
will provide an view impact analysis
evaluating how the proposal affects
views to the Fraser River and Mt. Baker.

developed

10. LIGHT AND AIR PENETRATION
Ensuring adequate light and air circulation of new development and minimizing its
negative impact on existing buildings is important to 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
purpose of the guidelines a tower is
deemed as a building 7 storeys or higher.

Set apart from towers

b.

Shape towers so that views are maximized
around and between them.

Tower placed to allow
views on east side

c.

Provide a shade/shadowing stUdy and view
analysis for all buildings.

Part of SDP process

11. NOISE
Due to the proximity to rail, SkyTrain and the truck route to 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

No housing units

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.

No housing units

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 patios,
public spaces or other hard surfaces, and
include setbacks from the property line.

No surface areas. Might
have roof decks

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.

Might have roof deck

c.

Landscaping integrated into the building
roofline, patio and podium edges, and
along the building favade 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.

Might have roof deck

d.

Retain good quality existing landscaping
where possible. Ensure any retained mature
trees will be safe when construction is
complete.

No landscaping on existing
site

e.

Provide good quality plants and support
long-tern maintenance through using
professional standards. Specify these or
higher standards on the landscape plan:
plant material in the specified container
size must meet the B.C. Landscape
Standard of the B.C. Nursery Trades
Association
All trees shall be staked in accordance .
with the B.C. Landscape Standards

Landscape drawings to be
developed

f.

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

Might have roof deck

g.

Chose plants that are species native to the

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

Design and place landscaping to facilitate
year round moderation of the internal
building climate. Appropriate deciduous
trees on the south and west side of buildings
will shade in summer and allow sunlight
through in winter.

Will have street trees here

1.

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.

No housing units

J.

Consider rainwater collections and storage
in cisterns to use for landscape irrigation

Landscape plan to come

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.

Landscape plan to come

13. PARKING
The locatin and design of parking structures should avoid negative impacts on the
pedestrian environnlent 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.

Parking is underground

b.

Above ground open air parking lots will be
strongly discouraged.

Parking is underground

c.

Parking structures are strongly encourage to
be located below ground. 'Where below
ground structures are not possible, above
ground parking structures should be located
behind active, street level uses.

Parking is underground

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 facing a street
Creative use of colour
Colourful landscaping

Parking is underground

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.

Parking is underground

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.

No surrounding lanes or
narrow streets

g.

Integrate the access to parking with the
design of the building. Minimize the
number of sidewalk crossings and
impacts upon pedestrians.

One access to parking

h.

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

Not applicable

l.

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

Parking accessed from
Eighth Street. Eighth Street
Plan under consideration

J.

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

Parking plan to have
further development

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.

Not applicable

1.

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 landscape filter strips,
bio-swales, and bio-filtration strips

Not applicable

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 organic collection facilities
are in place once organics collection is
mandatory in the coming years.

To come

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.

To come

c.

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

To come

d.

Reduce the impact of odour from compost bins

To come

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 suites.

No lanes
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the New Westminster
Design Panel

Date: January 25, 2011

From:

Barry Waitt,
Senior Planner

File:

Subject:

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

REZ 43
SDP 175

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, ouside of Columbia Historic Mixed-Use
• Retail, office, service or residential
• Any combination of the above (can be one use or
multiple uses)
•
Downtown Development Permit Area #1

Development Permit
Area:
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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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 storey multiple family residential project, with
some commercial at grade. The current proposal is for 111 apartment units, 9 townhouse
units and 718 sq. ft. of commercial, resulting in a total gross floor area of 116,806 sq. ft.
and a Floor Space Ratio of 6.7. 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.
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As part of this development, the applicant would be re-constructing the Elliot Street
pedestrian walkway to improve accessibility, provide screening along the westerly
property line 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 will also be presented to the
Special Services and Access Committee and the Bicycle Committee for comment on the
the accessability through Albert Crescent Park and the Elliot Street walkway.
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
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district but next to a heritage asset, factors such as sympathetic design and materials
must be considered.
Support the protection and revitalization of heritage buildings and the
neighbourhood’s heritage character.
Provide safe and pleasant streets and public spaces where pedestrians feel comfortable
and welcome.
Create a positive, people oriented connection between new buildings and the street,
between public and private spaces.
Promote excellence in architectural design and creativity in the architectural form,
massing and character of new development.
Protect important public views, and ensure light and air penetration to the street.
Promote a vibrant and diverse local economy through the encouragement of attractive
and functional commercial areas.
Guide the development of new buildings which conserve energy, materials and water.
Encourage new habitat and a greened built environment which supports ecological
cycles and reconnects people with nature.
Minimize negative impacts on air quality and the water quality of the Fraser River.
Maximize opportunities for rooftop features which generate energy, minimize runoff
and create 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
project architect has provided a response to the community plan design guidelines, which
are attached as Appendix #2. 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, 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:
1. Building Form and Massing
h. The spacing of towers and units should be staggered so that private views are directed
past neighbouring high-rise developments.
j. Provide a minimum 4.5 metre (15 foot) setback from the edge of the top of the
podium fronting a pedestrian oriented street.
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 provide for light and air penetration to the street.
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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.
3. Solar Orientation and Energy Efficiency of Buildings
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 midafternoon summer sun is difficult to shade effectively. Maximize glazing on building
facings with limited sunlight exposure. For mid- and low-rise facades, a maximum of
50% glazing is permitted. Above 3 storeys, glazing of less than 60% is encouraged.
g. Encourage glazing technologies that allow daylight penetration into buildings and
minimize heat conduction.
h. Produce 10% of the building’s annual energy demand from on-site renewable sources
(solar, geo-exchange [earth energy]). “Solar ready” design is encouraged to extend
energy production later.
i. Select exterior materials with low embodied energy and long lifespan to minimize
energy used in building construction.
4. Commercial Street Front
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

Staff note: Areas of blank wall are of concern on the Columbia Street, Elliot Street
and Clarkson Street elevations.
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5. Residential Street Front
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.
Staff note: The project architect should particularly address the relationship between
the residential units facing Clarkson and the street in the context of this guideline.
7. Pedestrian Comfort and Circulation
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.
11. Noise
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
b. Provide landscaped (“green”) roofs on all concrete podiums to manage runoff, add
visual appeal, improve energy efficiency and reduce heat island effects, and provide
amenity value.
c. Landscaping integrated into the building roofline, patio and podium edges, and along
the building facade at grade is encouraged to soften building edges, provide a degree
of privacy, and reduce summertime solar gain. Landscaping should provide only a
partial screen to enable surveillance of the street, transparency of commercial
frontages, and to provide for safety.
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d. Provide good quality plants and support long-term maintenance through using
professional standards. Specify these or higher standards on the landscape plan:
•

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

•

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

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

APPENDIX 1
DOWNTOWN COMMUNITY PLAN
DESIGN GUIDELINES
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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
neighbouring high-rise developments.

i.

Locate the portion of commercial buildings below 12 metres (40 feet) in height close to the
edge of the sidewalk. Special attention should be given to the first 3 or 4 storeys to reinforce
the pedestrian scale.

j.

Provide a minimum 4.5 metre (15 foot) setback from the edge of the top of a podium
fronting a pedestrian oriented street. This does not apply to lanes or narrow streets intended
primarily for access, utilities and servicing.

k.

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

l. When designing point towers:
• Integrate the design of the podium with the tower.
• 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.
Doc # 154360
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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 midafternoon 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
neighbourliness 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.
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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 lowimpact 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 inplace 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

APPENDIX 2
ARCHITECT RESPONSE TO DCP
DESIGN GUIDELINES

Doc # 154360

DESIGN GUIDELINES
PROPOSED TOWNHOUSE / CONDOMINIUM PROJECT
125 COLUMBIA STREET
(Only those guidelines items applicable to this project are referred to in this summary)
OBJECTIVES:
Promotes and increases the feeling of safety and comfort on adjacent public streets and
areas by overlooking the area and generally improving the public spaces.
A people oriented connection between building and street is established by the inclusion
of townhouses and public coffee shop at street level.
The building design assists in providing a focus to the adjacent park, and the building
shape provides a view angle for the neighboring hirise, maintaining the view of the river
and increased morning light to penetrate to the north.
Appropriate commercial use is provided on the ground floor which encourages people to
congregate at the street level while moving along the bikeway and river access route.
Sustainable modes of transport are enhanced by the proximity to the skytrain stations, and
greenway.

GUIDELINES
1. Building Form and Massing
The building shape avoids repetition or mirroring of elements. The massing changes
through the building since the footprint is skewed.
Focal points are created through various roof pinnacles which run the full height of the
tower and tie into the base at pedestrian level.
The colour palate is a focus for the building accentuating the ‘blocks’ of the base, and
carrying the colours up through the tower in solid concrete fin walls.
Heritage style finishes are used on the townhouses as a complement to the more modern
treatment of the tower.
The tower footprint is staggered and skewed to allow a view angle through to the river
from the adjacent tower.

2.

The commercial area is located at street level next to the greenway and sidewall.
Design features of the tower are carried down to the street level, and the ‘pinnacle’
elements reinforce the slenderness and lightness of the glass portions.
Glazing is limited on the tower except where beneficial for views. Less glazing on the
north side restricts overlook onto the adjacent tower.
2. Solar Orientation / Energy Efficiency
Since the majority of units in the project are corner oriented, there is an opportunity to
provide natural cross ventilation. All roofing materials on the tower will have a high
albedo, and lower roofs are treated at gardens or pedestrian areas.
4. Commercial Street front
A vibrant and safe pedestrian environment is created on the street by the location of the
proposed coffee shop, townhouse elements, and lobby entry, increasing the activity
related to the building and passers-by.
There is a direct relationship between the building users and the adjacent streets.
Signage is kept to a minimum, with large windows on the commercial areas indicating
the activity within.
Outdoor seating areas are provided, and an improved Elliot street walkway will
encourage more use of the pedestrian connection between streets.
Although there are large areas of wall forming portions of the parking garage, these are
pronounced with strong colours which are carried up into the tower. Viewing of the
building will be from two aspects: far away, such as from the skytrain or farther up
Columbia, and close in, from a pedestrian area adjacent to the building. From a distance,
the strong colours will work to tie the building base into the tower, and due to the
distance of the view, will work together as complementary colours to provide an
interesting palate. Closer views will involve rain screens, planting, and rendering of the
concrete finish to mitigate the effect of large areas.

3.

5. Residential Street Front
The architecture of the residential street front townhouses changes from the modern
tower aspect to a more traditional three storey approach.
The individual units are expressed as row-houses along Clarkson street and adjacent to
the park.
All doors to the townhouses relate directly to the street or sidewalk on the park.
There is ample overlook from the housing to the adjacent streets and park.
The main entry to the tower is clearly articulated on the building front. The lobby interior
is clearly visible from the street.
7. Pedestrian Comfort and Circulation
Canopies are used for rain protection on the street front, and public seating area.
Details and lighting are incorporated into each street adjacent to the building, and along
the revised Elliot street pathways.
The access to each townhouse is level or by private steps. All commercial and lobby
access points are level. The adjacent public walkways proposed are laid out so as to
lessen the steepness of the slopes, both on the parkside sidewalk (curved) and the Elliot
St. walk (zig-zagged).
Street lamps are proposed along the new sidewalk areas, and lighting is augmented by
ground oriented bollard lighting and lights fixed to the building. The new walk along
Elliot St. has bollard lighting and wall packs on the building.
Cycling and walking areas are distinct from traffic areas, including the greenway area.
Additional street trees are added to the North and South sides of the site. Indigenous
planting is proposed along the Elliot Street corridor.
A new sidewalk is proposed along Clarkson St. to provide a proper edge to the street.
Paving in the area where the tower entry is adjacent to the greenway is signified by the
use of different paving materials.

4.

8. Outdoor Spaces
Accessible outdoor spaces are incorporated both within and adjacent to the project
property. Gathering areas such as the coffee shop patio are designed with garbage
recepticals, bike racks, and fixed seating. The adjacent retaining walls at the coffee shop
patio act as informal seating.
The most major attribute regarding public areas is the allowance for comfortable use of
the park. Overlook from the tower and townhouses increases the safety and usability of
Albert Crescent Park, as well as the Elliot Street walkway.
Within the project, a large common roof deck area is provided allowing for a number of
activities, including soil boxes for communal resident gardens. Each townhouse is
provided with an outdoor roof garden.

9. Public View Corridors
In order to help preserve the views of the neighbouring hirise, the footprint of the project
tower has been skewed to preserve the view angle toward the river. A view analysis is
provided to indicate the amount of view disruption. Although the proposed tower does
affect the existing view from the adjacent tower, that view is extensive enough to
accommodate this minimal interruption.

10. Light and Air Penetration
There is ample space between the proposed and existing tower, and afternoon sun access
to the existing property is not affected by shading. A shading analysis is provided
indicating that there will be morning shading approximately half way up the existing
tower. By 11 AM the shading will give way to the afternoon sun.

5.

11. Noise
The proposed project is susceptible to noise from Columbia Street and the Skytrain, as
well as train and truck traffic noise. The outdoor areas within the project are oriented on
the north side away from the noise source and will be shaded from the direct traffic noise.
An acoustic engineer will provide a report suggesting methods to mitigate noise
generated from the road and skytrain.
12. Plants and Landscape

Landscape treatments are provided within and adjacent to the project. All roof areas are
used for green garden and related activities. New landscaping is provided along the
Elliot Street walkway, and new planting on the edge of Albert Crescent Park is provided.
The use of the adjacent park is enhance, and the currently gravel-finished Elliot Street
walk is landscaped in indigenous native plat material.
Communal planting areas are provided on the common roof deck. Runoff rainwater is
collected along Elliot Street walk though gravel sediment areas as natural management of
the storm water run-off.

13. Parking
No portion of the parking structure is directly adjacent to pedestrian use areas. On the
north and east sides of the project the parking structure is screened by the townhouses.
Parking access is restricted to Clarkson Street. On the south and east sides, the parking
structure is primarily rendered concrete above the pedestrian use area. The Elliot
walkway adjacent parking wall is screened with landscaping. On all parking structure
walls, strong primary colours are used which continue up into the tower, and from a
viewing distance such as the skytrain bridge or further down Columbia Street, the overall
effect given is a mixture of colours to form a cohesive palate.
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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 from Columbia Street
adjacent to the site, which would interfere with the Greenway bike path.
- 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 a large public 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 16 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 is essentially used 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. Residential and visitor parking is accessed from Clarkson Street. 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 and a green view for the existing hi-rise tower, as well as raised vegetable
planting areas.
-The east and west walls of the tower are skewed to allow view angles past each side to
the south from residences to the north. This angle also allows greater access of afternoon
and morning sun to the adjacent hirise across Clarkson.
-Ground oriented 3 storey townhouses are lined along the north and east sides, facing the
park and the residential Clarkson street.
-Resident roof gardens adjacent to the common / meeting room allows 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 sitelines 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 2way 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 wil 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 ad 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.

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 highrise buildings, enhance the
formal setting of Albert Crescent Park. The building focus is created by the acute glass
corner windows on the southeast and southwest extending above the roof parapet. The
roof line is punctuated by sloping ceilings and extended height windows to form a
‘pinnacle’ effect; the most prominent being at the south east corner 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 forming the building base
parking structure 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 themselves and to reflect the angle of the
building footprint. When viewed from a distance along Columbia Street, or from the
Skytrain bridge, the colours which may be considered bold given the area they are
covering will meld together into a palate which accentuates the building base shapes.
Carrying the colour palate up the tower will tie the structures together. When viewed
from a closer pedestrian level , the large blocks of colour are broken up at street level
with strong rendering of the concrete and with the use of sandstone blocks, glazing, and
rain canopies. Flat concrete surfaces along the park and residential Clarkson Street are
behind the townhouses and unseen except at particular areas where the colours are
‘pulled’ down into the base structure.

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. The primary
aspects of the proposal not conforming to the current C-4 zone are the following:
-

Maximum Floor Space Ratio will need increasing to 6.70 to accommodate the
higher density as envisioned in the Downtown Community Plan.
The existing maximum height of 50’ will need to increase to a proposed height of
185.7’ above the Height Datum to achieve the vertical density.
Proposed parking for residents is less than currently required, but does provide 1
car per unit. The decreased parking adheres to the Transit Oriented Development
approach of the Downtown Community Plan, to encourage less reliance on cars.
Bike storage spaces proposed for the project exceed those currently required. A
parking review report has been completed by Bunt & Associates which
substantiates the adequacy of the parking numbers proposed and has been
submitted with the project.

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
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Subject:

Proposed Development Permit for 345 Gifford Street
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PURPOSE
The purpose of this report is to provide the New Westminster Design Panel (NWDP) with
information on the proposed development at 345 Gifford Street so that the Panel can
provide comments and feedback regarding the design considerations for the site.
BACKGROUND
Owner:

The Beedie Group
3030 Gilmore Diversion
Burnaby. BC V5G 3B4

Architect:

Chip Barrett Architect in association with d. Force
Design

Zoning:

Heavy Industrial Districts (M-2)

OCP Land Use Designation:

Industrial (I)

Official Community Plan
Development Permit Area
Designation:

#8 Queensborough Industrial Park
(Queensborough #10)

Site Characteristics:

Site Area: 1,015,035 sq. ft. (94,296.75 sq. metres)
23.3 acres ( 9.43 hectares)
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AREA MAP

345 Gifford St
Site 1

Lowes
Site 2

Site 3

Location of Site 1 – 345 Gifford St.

CONTEXT
The subject site is zoned Heavy Industrial Districts (M-2) and designated as Industrial (I)
in the Official Community Plan. The Queensborough Community Plan is under review;
however, the subject lot is proposed to retain its Industrial designation.
The site is the location of the former Western Forest Products mill and was the subject of
a site planning process, which included a rezoning and Official Community Plan
amendment, was completed in 2009. This allowed the former mill site to be subdivided
into three lots: the subject site which is currently vacant (Site 1), the site of the future
Lowes Building Supply establishment (Site 2) which is zoned Light Industrial Districts
(M-1), and a third vacant lot (Site 3), also zoned Light Industrial Districts (M-1).
Development Permit Area Guidelines and associated Design Guidelines were created for
these sites as part of the planning process.
The Fraser River borders the northerly property line of the subject site, except for a small
portion of land owned by Port Metro Vancouver. To the east of the subject site is the
Queensborough Landing large format retail development zoned (C-10). To the west of
the property is the Smurfit box manufacturing plant zoned Heavy Industrial Districts
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(M-2). The Lowes Building Supply Store, which is under construction, is directly to the
south.
PROPOSAL
The applicant proposes to construct approximately 500,000 square foot (46,450 sq.
metre) storage and distribution facility including 5,050 square feet of ancillary office
space. (See Appendix 1- Applicant Rationale and Background Information). The proposal
involves a one storey building with a height of between 40 and 45 feet. Loading facilities
will be located on the north and south sides of the building. Fifteen loading spaces will be
provided as well as 316 parking spaces. Some of the parking spaces are proposed to be
provided on the land owned by Port Metro Vancouver. The applicant has stated a long
term lease of this property is being pursued with the Port. Confirmation of this lease will
be required prior to the issuance of the Development Permit. As long as the agreement
can be reached regarding the lease of the Port land, no parking variances will be required.
As well, the applicant is intending to relocate the dyke on the Port property. This
arrangement will need to be approved by the Engineering Department and the Inspector
of Dykes, and confirmation of the agreement to relocate the dyke on their property will
need to be provided by Port Metro Vancouver.
OFFICIAL COMMUNITY PLAN CONSIDERATIONS
The proposal is in accordance with the current designation in the Official
Community Plan of Industrial (I). This designation is expected to carry forward to
the designations in the new Queensborough Community Plan which is under
review.
The site is included in the #8 Queensborough Industrial Park Development Permit
Area. The OCP includes the following discussion:
#8 Queensborough Industrial Park (Queensborough #10)
The Queensborough Industrial Park area identified as Development Permit Area
#8 [see Map D5] is designated in order to provide a framework for an industrial
park and to provide an opportunity for continued intensive industrial development.
The Development Permit Area provides objective and guidelines for the form and
character of industrial development in this area.
Objectives:
The objectives of this designation are:
• Promote the viability of industrial use
• Promote a variety of employment opportunities
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• Mitigate the impacts of the transportation corridor on adjacent uses
• Mitigate the impacts of industrial uses on non-industrial neighbourhoods
• Promote environmentally responsible design that contributes to an overall
attractive environment and enhances environmental sustainability
• Promote sustainable building and landscape practices that include a responsible
approach to water use, storm water management, energy and waste
management
Guidelines:
Development Permits issued in the area shall be in accordance with the guidelines
indicated in the Queensborough Industrial Park Design Guidelines attached in Part
Four: Appendixes. (See Appendix 2- Relevant Portions of Queensborough Official
Community Plan Development Permit Area Guidelines and Summary of Design
Guidelines)
The proposed industrial warehouse is compatible with the existing industrial land use
policy framework for the City as well as for the area. The proposed development also
supports additional City policy documents and objectives including the New Westminster
Liveable City Strategy and Industrial Lands Strategy.
NEW WESTMINSTER DESIGN PANEL CONSIDERATIONS
As part of the Rezoning and Official Community Plan amendment done on the larger
Western Forest Products Site (see context section in this report), Development Permit
Area Objectives and Design Guidelines were established for this site.
Staff would like the New Westminster Design Panel to comment and provide feedback
on the following considerations:
Building Views
A majority of three of the four elevations of the proposed building would be concealed
from the view of the everyday public. The exceptions would be the north elevation,
which would be visible across the Fraser River, and a portion of the south elevation
which would be visible between the Lowes building and Queensborough Landing
Buildings from Westminster Highway (across the Lowes parking lot). Particular attention
should be paid to these portions of the building elevation in regards to design detail.
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Queensborough Perimeter Trail
The applicant has indicated that meeting the requirement to construct a perimeter trail
along the waterfront is incompatible with the proposed development. Council has
reviewed the perimeter trail at this location and has supported the applicant’s position.
The developer is committed to finishing the construction of the portion of the trail,
landscaping and lookout/turnaround feature are part of the previous Development Permit
and subdivision. This feature is located on the east end of the site will provide an
extension to the existing trail adjacent to Queensborough Landing. Additionally a right of
way will be maintained on the west end of the site for future trail development.
A covenant will remain on title to protect the City’s ability to require the completion of
the perimeter trail in the future at a time when the development is compatible with the
location of the trail.
Pedestrian Circulation
The design guidelines (section 2.1.3) refer to the provision of safe circulation for vehicle,
cycle and pedestrian traffic and state that sidewalks and walkways should be clearly
delineated and identified. Additionally, section 2.3.3.b refers to the use of landscaping to
reinforce circulation routes.
Parking Lot Design
Section 2.3.2.a of the design guidelines refer to the inclusion of rain gardens and other
landscape strategies within parking areas. The drawings do not refer to rain gardens or
similar features in the parking areas and the parking areas. The north parking area also
does not include any landscaping or medians.
Section 2.3.3 of the design guidelines refers to softening the parking lots edges with the
use of landscaping. Considering the views across the Fraser River to the site, comments
regarding the screening of the north parking area would be appreciated.
Storm Water Management
Storm water management is the most significant environmental design aspect for this site.
The applicant discusses several appropriate measures but these are not shown on the
submitted plans.
Design Guidelines for Site 1 intend the following measures:
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• Infiltration measures within parking areas, such as rain gardens, landscaped
islands, planting pockets
• A bio-swale along Gifford St.
• Gravity-fed system on Site 1 to divert roof storm water into the Fraser River. If
sited over or in proximity to the riverfront walkway this could be a great benefit in
showcasing sustainability. It could also be integrated with a creative public realm
design.
Exterior Building Materials
The design guidelines refer to the use of recycled wooden poles (found on the site)
(section 2.2.2.b). These poles would break up the horizontal massing typical of
warehouse buildings. At this point, there does not appear to be a reference to this material
used on the site.
Any other comments in regarding the building, landscaping and site design are, as
always, encouraged.
CONCLUSION
An application for a Development Permit has been received to construct a warehouse at
345 Gifford Street which is in conformance to the Zoning Bylaw and the land use
designation in the Official Community Plan. The purpose of this report is to provide
preliminary information to Council on this Development Permit application.

__________________________

Beverly Grieve
Manager of Planning
:mw
Att.

APPENDIX # 1

Applicant Rationale
Information from 2008 Application
Smart Growth Checklist (2008 and 2011 Revision)

Brook Pooni Associates Inc.
Suite 410 – 535 Thurlow Street
Vancouver, BC V6E 3L2
www.brookpooni.com
T 604.731.9053 | F 604.731.9075

January 4, 2011
City of New Westminster
511 Royal Avenue
New Westminster, BC
V3L 1H9
Attention: Beverly Grieve, Manager of Planning
RE: Development Update – 345 Gifford
Dear Ms. Grieve,
INTRODUCTION
As you aware, Brook Pooni Associates Inc. has been working with Beedie Group on the future of the former Western
Forest Products mill site in Queensborough. The site will soon be the location of British Columbia's first Lowe's Building
Supply Warehouse, and the Beedie Group is ready to move forward with Phase 2 of the project's build-out.
In August 2008, we submitted a land use rationale on behalf of Beedie Group that introduced a potential 500,000sf
warehouse that could be located on the northern 23 acres (indicated as site 1 in the 2008-2009 correspondence),
immediately adjacent to the Fraser River. Discussions with a major New Westminster employer have been ongoing since
2008, and Beedie Group is now in a position to move forward with a development permit under the existing M-2 zoning.
In summary, the development permit application:
x
Proposes a 500,000sf storage and distribution facility, including ancillary office space, potentially for a
major New Westminster employer;
x
Would provide the City with a new industrial user, increased industrial jobs, and a diversified tax base;
x
Respects the City’s Industrial Land Strategy.
Two previous correspondences to the City have been attached to this letter, including the original development report that
was presented to Advisory Planning Committee and the Beedie Group's update on the Queensborough perimeter trail.
Related to these previous submissions, Beedie Group would like to discuss two matters with the City:
1. Planning process associated with the development permit and building permit applications, as Beedie
Group has time constraints associated with the delivery of a constructed facility (e.g. building permit
release is required by May 2011);
2. Item 2 in the April 20, 2009 letter (attached) was adopted as part of the subdivision requirement and Item 3
in the same letter was to be reviewed if a large scale singe user is not developed on the site. A restrictive
covenant on title requires the trail is to be reviewed and the development permit stage, when the land use is
known.
In order to start the planning process, we would like to begin the NWDP circulation, and have attached a preliminary site
plan with relevant parts of the adopted Design Guidelines. Before the NWDP presentation, however, Beedie Group
would like to confirm the City's position with respect to the perimeter trail as this will have a detrimental impact on the size
and location of the facility, as well as the loading bays associated with the northern extent of the site. The requirement
for a trail on site has the potential to significantly affect the industrial operation by:
x Negatively impacting the size and location of the facility;

Brook Pooni Associates Inc.

x Eroding the useable industrial land base, and impacting the potential use of the riverfront for marine related
industrial use;
x Affecting the security of the industrial warehouse by introducing active public use immediately adjacent to the
operation; and
x Impeding truck movement and affecting pedestrian safety by introducing active public use immediately beside
an active loading area.
Furthermore Port Metro Vancouver has indicated in previous discussions on this topic that it will not support a public trail
on its’ lands along the riverfront.
Please refer to the attached materials as part of our NWDP submission for the January meeting and note that as
discussed in our meeting on January 4, 2011 some of this submission may be subject to change, prior to our NWDP
presentation later in January.
POLICY CONTEXT AND PROPOSAL SUMMARY
The proposed industrial warehouse use is compatible with the existing policy framework for the area and will help the City
achieve its goals for industrial land retention and employment generation. There are several policy plans and strategies
that are relevant to this proposal and are referenced in the attached correspondence related to this site.
The proposed use for the site is a 500,000 square foot warehouse and distribution facility, conforming to existing M-2
zoning. The proposed 500,000 square foot industrial facility on this site would provide a number of new employment
opportunities in New Westminster.
As part of our proposal, discussions with Port Metro Vancouver (PMV) are underway regarding a lease agreement for the
use of the adjacent PMV owned land. We will also be discussing future relocation of the dyke to PMV land. An update
on these discussions will be provided to the City of New Westminster in the near future.
The combination of new jobs, tax base and site improvements will result in a lasting, high quality development that fits
within the industrial context of this area. We believe the proposed development will be a positive addition to the
Queensborough community and the City of New Westminster.
We look forward to working closely with the City to realize the potential of this significant project.
Please contact the undersigned to discuss the proposed further.
Sincerely,
Brook Pooni Associates

Gary Pooni, MEDes, MCIP
President

Kathryn Tonelli, MEDes
Planner

t: 604.731.9053 x108
e: gpooni@brookpooni.com

t: 604.731.9053 x115
e: ktonelli@brookpooni.com

cc:

Mr. Ryan Beedie, the Beedie Group
Mr. Dave Gormley, the Beedie Group
Mr. Todd Yuen, the Beedie Group

Beedie Group – New Westminster, BC
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August 12, 2008
City of New Westminster
511 Royal Avenue
New Westminster, BC
V3L 1H9
Attention: Advisory Planning Commission
RE: REZONING APPLICATION - FORMER WESTERN FOREST PRODUCTS SITE,
401 JARDINE STREET,QUEENSBOROUGH.
Dear Members of the Commission:
The Beedie Group (Beedie), in co-operation with Anthem Properties (Anthem), has submitted a rezoning
application to permit a comprehensive industrial masterplan that combines a major industrial tenant with a
building supply warehouse unique to BC, and a general industrial building that will accommodate a single
user or a variety of users located on the former Western Forest Products site in Queensborough.
The vision for the proposed development emphasizes continued industrial use, generation of new types of
employment opportunities and economic development in New Westminster. Design Guidelines linked to the
site encourage Smart Growth planning principles and an overall design that contributes to an attractive
environment and supports the function of this site as an industrial business and employment node.
The following information regarding the land use proposal for the subject site is submitted for your information
and approval.

LAND USE PROPOSAL
There are three land uses that comprise the proposal for the site:
Site 1. A single industrial tenant that would occupy 500,000 square feet (approximately 23 acre
site);
Site 2. A large format, building supply warehouse (approximately 13 acre site);
Site 3. General industrial use on the remaining 2-3 acres.
Designated for Industrial use in the New Westminster Official Community Plan (OCP) and for Water
Dependent Industry in the Queensborough Community Plan, the site is currently zoned Heavy Industrial (M2). The majority of the overall site would be developed under the existing M-2 zoning. The application
proposes rezoning a portion of the site to Light Industrial (M-1) for site 3 and to Comprehensive Development
(CD) to accommodate a building supply warehouse on site 2. A subdivision application has been submitted
to the Engineering Department and is currently under review.
Historically a heavy industrial centre in New Westminster, Queensborough has experienced a shift away from
heavy industry. The mix of land uses proposed for this site represents this shift and recognizes the existing
context of lighter industrial operations and commercial uses adjacent to the site. The combination of land
uses proposed for this site provide a good transition between the existing Queensborough Landing
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commercial development to the east, the Casino along with the Smurfit-MBI site to the west, Highway 91A
and Westminster Highway to the south, and existing and proposed industrial uses in the vicinity.
Arrangement of the proposed uses responds well to the immediate neighbours: the industrial use on site 1 is
adjacent to Smurfit-MBI to the west and preserves the waterfront for marine oriented industrial use; on site 3
a general industrial building will accommodate a range of users and will be oriented to traffic bound for the
Starlight Casino and site 2 along Gifford and Boyd Streets. A building supply warehouse on site 2
corresponds with the adjacent commercial activity at Queensborough Landing and presents a façade and
parking area that will incorporate architectural details and landscape treatment to create a visually appealing
character. The buildings on sites 2 and 3 will screen views of the large warehouse building on site 1. A
combination of architectural detail and landscaping will address views of this large warehouse on site 1 from
across the Fraser River, the SkyTrain, and Queensborough Bridge.
The Beedie Group is working with the Vancouver Fraser Port Authority (VFPA) to explore opportunities for
continued marine industrial use of the waterway located immediately adjacent to the subject site. A water lot
lease application for use of the filled area within the Fraser River and an application for log storage are in
process with the VFPA. Additionally, discussions are underway with the Ministry of Environment Dike
Authority to relocate a portion of the dike. Dike relocation and design will be determined through consultation
with the City of New Westminster, Ministry of Environment, VFPA and other appropriate agencies.
The 39 acre site will be planned to function effectively and efficiently, introducing dedicated access routes for
industrial vehicle traffic, deliveries, emergency vehicles, and general public access. A transportation
consultant (Bunt & Associates) is currently working with the Engineering Department and Ministry of
Highways on Terms of Reference for a Transportation Impact Study (TIS) that will investigate the impact of
the development on the existing network and will identify a successful vehicle, bicycle and pedestrian
circulation strategy. The study will also identify suitable connections to existing pedestrian and cycle
circulation routes in the area.
A comprehensive site plan and set of Design Guidelines have been created to ensure a cohesive, consistent
development that combines the proposed uses, infrastructure requirements and regulatory requirements with
a land use plan that complements adjacent developments and establishes a safe and attractive public realm.

SMART GROWTH CONSIDERATIONS
Smart Growth principles have been incorporated into the master plan for the site. The Design Guidelines
created for the overall site provide strategies for incorporating Smart Growth principles into the physical
design of the plan and future buildings. Smart Growth considerations include:
Stormwater Management and Water Conservation
As an industrial and commercial development the site will primarily consist of non-permeable surfaces such
as building rooftops and paving for parking areas and driveways; however, opportunities to increase
permeability and infiltration across the overall site will also be pursued in parking lot design. To offset the
impact of non-permeable surfaces, and minimize the amount of run-off diverted to municipal storm system,
alternative stormwater management strategies will be pursued. On site 1, water from the rooftop could be
drained directly into the Fraser River using a gravity fed system. Elsewhere on site 1 and site 3, a rooftop
infiltration system utilizing sub-surface perforated pipes and permeable soils could be designed to capture
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and infiltrate roof run-off. Further investigation of site soil conditions on sites 1 and 3 will be necessary to
implement this type of strategy.
Raingardens or bioswales to provide infiltration and treatment of run-off from roads and parking areas will
help to reduce the amount of run-off being directed into the stormwater system. In addition, planting pockets
and landscaped islands present further opportunities for infiltration and evapotranspiration, while providing
shade and improving the visual impact of parking areas. Efficient irrigation of landscaped areas will be
explored and, in all buildings, low flow fixtures and appliances will be installed to conserve water wherever
possible.
Energy Conservation
Energy conservation will be achieved through building design and architectural details. Buildings will conform
to ASHRAE 90.1 and utilize efficient heating, ventilation and air conditioning systems, where applicable.
Sites 1 and 3 will incorporate increased insulation to improve energy efficiency in office and warehouse
components. Solar heat gain will be minimized through the use of a reflective white TPO roof membrane on
site 2 and use of light coloured gravel roof ballast on sites 1 and 3. Glazing and skylights will be installed
where possible, enhancing access to natural light and reducing energy requirements for lighting. An energy
monitoring system will increase energy efficiency in the building supply warehouse on site 2.
Circulation and Transportation Demand Management
Recognizing the industrial context and proximity to two highways and an active railway line, the circulation
network is designed to safely accommodate vehicle, cycle and pedestrian activity. Safe and convenient
pedestrian and cycle access to all three sites should be provided. Internal sidewalks and walkways that
encourage direct, safe, continuous and clearly defined pedestrian access from public sidewalks, transit stops
and parking areas to building entrances will be incorporated.
Options to extend the Perimeter Trail through the site are being explored. The developer will work with the
City, VFPA and other agencies and future tenant to ensure a trail extension will not conflict with industrial use
of the site. If conflicts between safe public access and industrial activity cannot be mitigated, an alternate
connection through the site will be explored.
To encourage non-auto travel to the site, a number of Transportation Demand Management (TDM) measures
could be considered including the following:
 designated and priority parking for car sharing vehicles for employees
 the provision of shower facilities and lockers to encourage staff to cycle
 cycle parking for employees in excess of the bylaw requirements
Site and Landscape Design
Site and landscape design will reinforce the local context of Queensborough. Attention to materials, colours
and design details will reflect the character of the area, while establishing a consistent identity for the site.
Materials will be durable and appropriate for the local climate. Landscape design will contribute to the
aesthetic quality and comfort of the site and will also contribute significantly to on-site stormwater
management. Plant species will be appropriate to the conditions of the site and will provide seasonal
interest.
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The proposed “brownfield” scheme utilizes a previously developed site (rather than “sprawling” into
undeveloped land) and would take advantage of the existing road network for access purposes. As a result,
the design utilizes existing infrastructure but will contribute necessary improvements to roads and servicing
systems, as required by the City of New Westminster.
Crime Prevention Through Environmental Design (CPTED) strategies have been incorporated to ensure site
design, lighting, landscape and circulation systems contribute to the safety of all users of the site. New
Westminster Police Service CPTED handout will inform final site and building design at the Development
Permit stage.
Economic Sustainability
The proposed development will introduce new employment opportunities to the community. Construction and
design of the project is anticipated to employ almost 400 jobs over the duration of the construction. Various
trades and supervisory positions will be available as a direct result of development on this site. Postconstruction each site will generate a range of employment opportunities in full-time and part-time positions
available to local residents, skilled trades and other professionals. There is an advantage in clustering similar
businesses in a geographic area; each has the potential to benefit from proximity to other businesses due to
the diverse customer base attracted to the general area. For example, customers who plan to visit WalMart
in Queensborough Landing may combine their trip with a visit to the building supply warehouse. From a
municipal perspective, the project will increase the non-residential tax base in the City and contribute to the
maintenance and required upgrades to local infrastructure. A successful development on this site will provide
economic benefits that will be sustained for many years.

POLICY CONTEXT
The proposed uses are compatible with the existing policy framework for the area, and will help the City
achieve its goals for industrial land retention and employment generation. There are several policy plans and
strategies that are relevant to this proposal:
New Westminster Official Community Plan (1998)
The subject site is designated as Industrial in the New Westminster OCP. OCP goals and policy priorities for
industrial lands include:
 retain industrial jobs;
 promote New Westminster as a competitive industrial centre;
 accommodate changing industrial land uses;
 encourage new development that is of good quality and fits well within the existing context; and
 encourage new employment opportunities.
The New Westminster OCP recommends maintaining heavy industrial lands but also recognizes the need to
accommodate lighter and more intensive industrial businesses to provide diverse employment and economic
growth. This proposal achieves several OCP priorities by intensifying the types and number of industrial
businesses on this historical industrial site; providing new employment opportunities; developing in an
environmentally responsible manner; and establishing a master plan and Design Guidelines to ensure a high
quality development that corresponds with existing commercial and industrial land uses.
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Queensborough Community Plan (1995)
The Queensborough Community Plan identifies the subject site for industrial land use, specifically, Water
Dependent Industry. The Plan recognizes industry as a vital element of Queensborough for providing
employment opportunities for local residents, stimulating the economy and contributing to the municipal tax
base. The Plan also recognizes the shift away from heavy industrial uses. The plan advocates industrial
development that conforms to a high standard of design and respects areas of natural habitat. The Plan also
references the Queensborough Perimeter Trail and encourages each parcel to develop their section of trail.
The proposed development corresponds with the goals of the community plan by maintaining a portion of the
site for water dependent industry (log storage) and reflects the emerging trend towards lighter, more intensive
industrial and commercial uses. The site will continue to provide a variety of employment opportunities and
services for local residents and will conform to Design Guidelines that will ensure an environmentally
responsible development of high quality design. Options to extend the Perimeter Trail through the site are
being explored. An existing pathway along Boyd Street at the south edge of the site links pedestrians and
cyclists to the Perimeter Trail in front of Queensborough Landing.
Queensborough Perimeter Trail Master Plan (1998)
The subject site falls into category “A” of the trail Master Plan. This segment of the trail is recognized as
industrial in use and inaccessible until current industrial uses change (this plan was created when Western
Forest Products was still an operational mill). The plan also recognizes that industrial use of the waterfront
could present a danger to public safety. The plan suggests the industrial user limit their use of the waterfront
to the minimum area required for their operation. There are several challenges to extending the trail through
site 1. Currently the proposed development does not include rezoning of the heavy industrial site on the
waterfront and the owner intends to pursue marine-industrial activity such as log storage, which may limit
opportunities for safe public access. Active industrial use of the foreshore would preclude provision of a trail
at this location. In addition, a portion of the trail would be located over land owned by the VFPA – an agency
often hesitant to approve public use into industrial areas. Recognizing these challenges, the developer will
work with the City, the potential future tenant, VFPA and other related agencies to explore options to extend
the trail or propose an alternate route through the site that will provide an interim connection for the existing
east and west sections.
New Westminster Livable City Strategy (2008)
This document outlines an economic development strategy to strengthen economic growth and select
economic opportunities appropriate for New Westminster. Several key objectives of this strategy include:
 maintain and increase employment;
 retain existing heavy industrial uses until these transition into more intensive employment uses; and
 maintain or increase non-residential tax base.
The proposed development addresses all of the above objectives of the Livable City plan. A large industrial
tenant will maintain industrial activity on the waterfront of site 1, log storage will maintain heavy industrial
activity on the river, while more intensive uses fill the remainder of the site. The development will provide a
variety of employment opportunities and will benefit future businesses by locating industry and commercial
uses adjacent to existing commercial and industrial uses. The proposed design will establish an architectural
character that is complementary to the adjacent Queensborough Landing mall to the east, and the Casino
and Smurfit-MBI to the west.
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New Westminster Industrial Strategy (2008)
This study identifies industrial land use as an important part of New Westminster’s economy and identifies a
shortage of industrial land in the City that is vacant or under-utilized. The study recommends continued use
of industrial land for industrial uses. The Industrial Strategy specifies the former Western Forest Products
site for short term industrial growth and identifies the potential for development of light industrial or office
uses here. The strategy recognizes the challenges of maintaining this site for heavy industrial use (land
value and trends toward lighter industrial uses) and considers the need to subdivide and sell in order to
achieve short term industrial redevelopment. Through the partnership of Anthem Properties and the Beedie
Group, a site plan has been created that would enable development of a large industrial warehouse, a
general industrial building and a building supply warehouse in the near future. While the site will be
subdivided into three sites, the developers are working together to establish a comprehensive site plan and
Design Guidelines that will ensure a co-ordinated development of complementary uses that fits within the
existing Queensborough context.

PROPOSED BENEFITS
As one of the largest industrial development companies in the Lower Mainland, the Beedie Group recognizes
the importance of retaining industrial land for industrial uses, and acknowledges the unique role industrial
businesses have in the economy of New Westminster. As such, Beedie and Anthem are working to bring
high-quality tenants and new employment opportunities to the former Western Forest Products site.
Economic and Employment Benefits
The proposed development would bring a significant number of high-quality jobs to Queensborough. A
500,000 square foot industrial facility on site 1 would provide employment opportunities for 100-125
unionized positions for skilled workers. The building supply warehouse proposed for site 2 would generate a
range of employment opportunities. This warehouse use is expected to employ 175 employees, of which,
30% would be at the managerial level. A small-scale, multi-tenant industrial building on site 3 would provide
flexible space for a wide variety of industrial users and small to medium scale independent businesses.
The proposed uses will develop into long-lasting, key employment and service providers in Queensborough.
Additionally, these uses will increase New Westminster’s tax base through introduction of new businesses
utilizing the site in a more intense manner than historic uses.
Site and Environmental Benefits
Significant environmental improvements and flood safety measures are additional benefits of re-development
on this site. Environmental contamination from decades of heavy industrial and sawmill use has been
removed, resulting in remediation of soils and water adjacent to the site. In the proposed development
impervious surfaces associated with intensive land use and parking areas will be punctuated with islands of
vegetation and a comprehensive stormwater management strategy will be developed for the site.
Improvements to the dike will raise the flood-proofing height to current Ministry standards.
Measures suggested in the Design Guidelines reflect Smart Growth principles and will enhance the
environmental performance of the site. The Guidelines encourage water and energy conservation, use of
durable, climate-appropriate building materials, strategies to reduce the heat-island effect and Transportation
Demand Management considerations to facilitate multi-modal access to the site. These and other measures
will contribute to the environmental performance of the proposed development.
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The proposed land uses correspond with the existing industrial and commercial developments in this part of
Queensborough. Attention to the historic and contemporary character of the area will influence building
design and materials on building facades that front public streets and the Fraser River. Consideration of
CPTED principles will guide the design of public and private areas to ensure safety and security for all users
of the site. Connections to existing pedestrian and cycle routes in the community will ensure continued use
and enjoyment of these routes and will provide multi-modal access to the site. A comprehensive landscape
design plan that explores potential extension of the Perimeter Trail along the Fraser River will result in an
attractive and functional industrial and business node.

CONCLUSION
The proposed redevelopment of the former Western Forest Products site would combine M1, M2 and CDindustrial uses in a comprehensively planned, mixed-use industrial masterplan. The combination of new
jobs, tax base, industrial and commercial services, amenities and site improvements will result in a lasting,
high-quality development that fits within the industrial and commercial context of this area. We believe the
proposed development will be a positive addition to the Queensborough community and the City of New
Westminster.

Thank you for your time and consideration of this land use proposal.

Yours truly,
On behalf of the Beedie Group and Anthem Properties
Brook + Associates Inc.

Gary Pooni, MEDes, MCIP
Principal
Brook + Associates Inc.
Suite 410 - 535 Thurlow Street
Vancouver, B.C. V6E 3L2
t: 604.731.9053 x108
e: gpooni@brookdev.com

C.c:
Dave Gormley, Beedie Group
Rob Blackwell, Anthem Properties

April 20, 2009
Ms. Beverly Grieve
City of New Westminster
511 Royal Avenue
New Westminster, BC
V3L 1H9

Dear Bev:
RE: WATERFRONT TRAIL, 401 JARDINE STREET, QUEENSBOROUGH NEW WESTMINSTER
Thank you for meeting with us and the Vancouver Fraser Port Authority on April 9, 2009 to discuss the issue
of a waterfront trail in conjunction with the development of 401 Jardine Street. As you are aware, the Beedie
Group has rezoning and subdivision applications in stream, which trigger the Official Community Plan
requirement to develop a public walkway around the perimeter of Queensborough. The City requires public
access through the site, extending the existing portions of the waterfront trail. It is our understanding that the
City prefers the trail be located adjacent to the river. A waterfront trail is also the preferred route for Beedie,
as an alternate route through the site is not acceptable to either of the two potential tenants currently in
negotiations with Beedie and Anthem Properties for use of the site.
In our April 9th meeting we discussed the potential options and conflicts for the land owner, the VPFA and
the City. The main issues for the Port included maintaining the integrity of industrial land on the river for
marine industrial use, and avoiding conflict between the public and industrial users. The Beedie Group is
also concerned about safety and security for tenants and the public, and needs to find a solution that will not
jeopardize the operation of the future tenants.
You asked that we prepare a summary of the potential options for this trail and asked the VFPA to submit a
written response on the issue of permitting a public walkway on VFPA land.
Beedie supports the following two options for a public walkway:
1. A public walkway ROW extended along the shoreline from the WalMart site and will terminate at the
Smurfit site, with access permitted through VFPA land. The portion of the trail that is in direct
conflict with a marine industrial use could be closed to the public when necessary to permit industrial
activity. Appropriate signage would warn trail users that the trail may be closed. There would be no
temporary connection through the Beedie industrial site to Gifford Street.
2. Extend the walkway ROW along the shoreline from the WalMart side, into the site as far as possible
until it terminates at the VFPA land. Provide a turn-around feature (e.g. benches, lookout,
landscaping) and signage directing trail users back towards the WalMart portion of trail. The trail
right of way would be protected along the shoreline on the Smurfit side of the site up to the west
side of the VFPA property.
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3. If the Beedie site is not developed for a large-scale, single-building user, the Beedie group would
consider investigating the potential to extend the waterfront trail from the WalMart portion through
the site to connect with the portion of the trail on Gifford Street. This connection would depend on
the compatibility of the proposed uses with a public trail.

We trust this is letter accurately summarizes the issues discussed in our meeting on April 9th and clearly
outlines the options for a waterfront trail Beedie is able to support. If you have any further questions about
the options discussed above, please contact the undersigned.

Sincerely,
Brook + Associates Inc.

Gary Pooni, MEDes, MCIP
Principal
gpooni@brookdev.com
604.731.9053 x108

C.c.:

Mr. Jim Hurst, City of New Westminster
Mr. Lindsay Colin, Vancouver Fraser Port Authority
Mr. Dave Gormley, the Beedie Group

APPENDIX # 2
Relevant Portions of Queensborough Official Community
Plan Development Permit Area Guidelines
Summary of Design Guidelines

#8 Queensborough Industrial Park
(Queensborough #10)

The Queensborough Industrial Park area identified
as Development Permit Area #8 [see Map D5] is
designated in order to provide a framework for an
industrial park and to provide an opportunity for
continued intensive industrial development. The
Development Permit Area provides objective and
guidelines for the form and character of industrial
development in this area.

[Discussion of this area is also contained in Section
2.8 Industrial Activity and the Economy, Section 2.11
Transportation, the Queensborough Community Plan
and the Industrial Strategy.]

Objectives

The objectives of this designation are:

• Promote the viability of industrial use

• Promote a variety of employment opportunities

• Mitigate the impacts of the transportation
corridor on adjacent uses

• Mitigate the impacts of industrial uses on nonindustrial neighbourhoods

• Promote environmentally responsible design that
contributes to an overall attractive environment
and enhances environmental sustainability

• Promote sustainable building and landscape
practices that include a responsible approach
to water use, storm water management, energy
and waste management

Guidelines

Development Permits issued in the area shall be
in accordance with the guidelines indicated in the
Queensborough Industrial Park Design Guidelines
attached in Part Four: Appendixes.

[B/L No.7298, 2009]
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Design Guidelines | Introduction and Background

1.0 Introduction and Background
1.1 Intent
	The intent of these Design Guidelines is to provide
direction in the creation of an attractive master
plan on this former Brownfield site that relates to
its context and existing circulation networks. The
vision for the proposed development emphasizes
a continuation of the site's industrial use and
generation of employment opportunities and
economic development in New Westminster. The
Guidelines encourage an attractive, environmentally
responsible design that supports the site's function as
an industrial business and employment node.

Queensborough Industrial Buildings 1900's

		 The proposed uses conform to the City of
		New Westminster M1 and M2 zoning. These
Guidelines anticipate the subdivision of the existing
parcel into the following 3 lots as indicated below:
Site 1 - M2
Site 2 - M1
Site 3 - M1
		All three sites on this property are included within
the Guidelines unless noted otherwise: specific
references to individual sites occur throughout this
document.

North

Queensborough Industrial Park| New Westminster, BC

Overall Site Plan
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1.2

Site Context

	The Fraser River on the north side of this
property brings industrial and recreational
activity to this area. The presence of
tugboats, fishing boats, barges, log booms,
and nearby trails make the riverside an
important part of New Westminster.

Starlight Casino to the west

The Official Community Plan supports 		
	retaining the industrial base for local
employment opportunities and maintaining
the area's diverse nature.
	Queensborough Landing (the new caroriented shopping area) to the east, and the
Starlight Casino to the southwest, form a
commercial neighbourhood with this project.
An existing packaging plant, Smurfit - MBI, is
located to the northwest.

	

Directly to the south is a major traffic 		
interchange: Westminster Highway, 		
Highway 91A and the nearby 			
Queensborough Bridge, resulting in easy
site access. The area to the south and east
in Queensborough has experienced 		
rapid residential growth in the last 15 years.

Queensborough Landing to the east



Nearby walking and bicycle trails

Smurfit - MBI to the west
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1.3 Historical Context

		Water-oriented industries have been a
major feature of the economy and the
Queensborough landscape since the
late 1880s. Early sawmill and shipyard
activities established the industrial
character of this area. These industries
contributed to the distinct character and
identity of Queensborough.

The Fraser River was the main transportation
route and a focus of early Queensborough
industry

Lumber mills in early Queensborough

Queensborough Industrial Park| New Westminster

		Rapid industrial expansion in the early
1900s encouraged adjacent residential
development. This residential expansion
was further aided when the streetcar line
was installed down Ewen Avenue in 1912.
		In Queensborough during the 1980s,
regional trends moved away from
traditional heavy industry to less labor
intensive light industry.
		
Commercial development beginning in the
		1990s including Queensborough Landing
		
and the Starlight Casino made connections
		
to the area's industrial and marine heritage
		
through their building design, as supported
		
by the Queensborough Official Community
		
Plan.
		



Design Guidelines | Building Location & Siting

2.0

Design Guidelines

		

2.1.1 Building Location & Siting
T he site will be subdivided into three new
legal lots with a variety of uses.
		

Site 2

Site 1

	A large scale industrial warehouse and
distribution center is foreseen on Site 1,
adjacent to the riverfront. The existing
riverfront dock and loading facility are
available at this location. Loading facilities
could be located on the north and south sides
of the building.
			
			

Considering this building has a reduced
public interface and minimal architectural 		
expression whose primary function would be
			to store and distribute manufactured products,
its location and impact on neighbouring
properties will be minimal. Architectural
treatment of the north facade and
landscaping should be considered to address
views to the site from across the river.		


		

A building supply warehouse is
		
contemplated for Site 2. This site is situated
		
east of the Smurfit plant, Site 1 to the north and
		Queensborough Landing to the east. The
southern facade and main entry should face the
rail line and Boyd Street

		Site 2 is an ideal location for a building supply
warehouse as it has easy access from the
highway and surrounding
community. This site
Site 2
complements neighbouring land uses, acting
as an appropriate transition between Starlight
Casino and Queensborough Landing. Site 2
will also provide an appropriate buffer between
the Highway and an industrial use on Site 1.

Site 1

Site 1
Site 2
Site 3

Site 3

Site 2
North
Aerial photograph including site outline
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Site 3
		A multi-tenant industrial building is planned
for this 2.8 acre site, oriented to the south
with Gifford Street to the west. Its loading
area could be located on the north side
away from the more public side of the site.
Its loading access could be shared using
a cross easement agreement with Site 1 to
minimize the amount of roadway required.
Building entries and offices (accessory to
the industrial space) if provided should be
orientated to Gifford Street and "upgraded
street" to the south.

2.1.2 Setbacks
		

Site 1

Landscaping and bio-swales incorporated into the
parking lot and along the roadside provide attractive
views into the development

		The northern setback of this building
is determined by its proximity to the
riverfront and required setbacks. A small
landscaped buffer between this building the
Queensborough Landing parking lot and
loading bay areas along the east setback
is to be provided to screen the industrial
building from the public parking lot.
	

		

Site 2

		This building is to be set back from the
railway line, highway, bicycle and walking
trails and bio-swale or rain garden to the
south and east. The landscape design of
this area is intended to create a visually
pleasing view from the highway. The north
setback will include "back of house" facilities
and loading area.

		

Site 3

		Setback of this property to the north and
south will be developed considering possible
parking and loading areas and overall
circulation patterns.

Queensborough Industrial Park| New Westminster, BC
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2.1.3 Circulation, Access & Parking

		
Site 3 

Site 1

Vehicle access to Site 3 is from Boyd or Gifford
Street depending on the engineering requirements
related to the distance from the intersection. The
loading area to the north is accessed via Gifford
Street.

Site 1 is accessed from Gifford Street by
way of a panhandle portion of the lot. The
route extends along the northern side of the
building on Site 3, where there is parking
for trucks, and continues along the western
property boundary. This access route is
constructed to accommodate large trucks
and emergency vehicles - a drive aisle will
permit these vehicles to access all sides of the
industrial building.

			

			

Potential office space should be located
on the southwest corner adjacent to the
Smurfit site office, near the site entrance.

Site 2


Access
to Site 2 should be from Boyd Street.
There is access to loading areas on the north
around the east or west sides of the building.
Provisions for loading are within the north
setback.

Pedestrian circulation diagram
Refer to Appendix C

Sites 1-3
T he circulation network is designed to safely

accommodate vehicle, cycle and pedestrian activity,
recognizing the industrial nature of the site and its
location adjacent to a highway and active railway
line.

			

Safe and convenient pedestrian and cycle
access to all three sites should be provided.
	Internal sidewalks and walkways that encourage
direct, safe, continuous and clearly defined
pedestrian access from public sidewalks, transit
stops and parking areas to building entrances
should be considered. Existing external and
potential internal pedestrian/cycle circulation
routes are shown in the illustration on the previous
page. Sheltered and secure cycle parking should
be provided in locations that can be overseen.
Continuation of
Riverfront Trail

Westbound bus stop
approx 90m
West of Boundary Road
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2.1.4 Transportation
To encourage non-auto travel to the site,
	a number of Transportation Demand Management (TDM) measures could be considered including the following:
•
•
•
•
•

priority parking of car sharing and high
occupancy vehicles for employees
the provision of shower facilities and
lockers to encourage staff to cycle
additional secure cycle parking for employees in excess of the bylaw requirements
a riverfront dock for private marine
transportation
to support improved transit service to
serve the three new developments,
Smurfit and the Starlight Casino in
consultation with the City of New
Westminster and Translink
		

2.1.5 Riverfront Walkway
			
The Queensborough Riverfront Walkway
			
currently terminates on the northeast corner
			
of Site 1. The westerly views down the river
			
make this location ideal for a viewing area or
			
small park. This proposed amenity for the
			
public and local employees would be a
			
natural spot to enjoy lunch or relax.
	
		
A continuation of the riverfront trail will be
determined through consultation with the
Diking Authority, the Port Authority, the City of
New Westminster, the property owner and the
future tenants.
Views along the Riverfront Walkway

Queensborough Industrial Park| New Westminster, BC
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2.1.6 Wayfinding & Signage
			 Sites 2, 3 
		
		
		

To accommodate signage within the 		
development the following should 			
be considered:
•
•

•

•
•
•

Building design with integrated spaces
for signage that respect architectural
features and scale.
Integrated task-oriented illumination for
signage facing the street, pedestrian
walkways or trails that avoid glare/light
spillover onto adjacent land.
Building identification signage as large
scale design elements including awnings,
banners or plaques that are visually
appealing, attractive and visible to
pedestrians and motorists.
Directional signage for pedestrian
walkways, parking and service areas.
Clear and distinct graphics on all
signage, coordinated with the image of
the overall development.
No signage should be permitted on
fences.

2.1.7 Security/Crime Prevention
(Refer to the New Westminster Police
Service's Crime Prevention Through
Environmental Design (CPTED), 		
Feb/2008)

Directional signage incorporating
task-oriented illumination consistent
with the overall design
		
		
		
		

The design of this development supports an
overall sense of safety and security. 		
Building and landscape design should
consider the following:
•
•
•



Exterior lighting directed to specific areas
of the site, away from public view.
Elimination of dead ends and hidden
recesses or alcoves.
Appropriate lighting levels that illuminate
pathways around property, doorways,
and front entries.

Queensborough Industrial Park| New Westminster, BC
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2.1.8 Security/Crime Prevention (Cont)
(Refer to the New Westminster Police
Service's Crime Prevention Through
Environmental Design (CPTED), 		
Feb/2008)
a.	Consider a hierarchy of defensible spaces
using precautions such as:
•
•
•
•
•

b.

Consider surveillance strategies such as:
•

An example of fencing that is resistant to graffiti and
allows for clear sight lines

•

•
•
•

Queensborough Industrial Park| New Westminster, BC

Strategic use of fencing, landscaping
and signage around the perimeter of the
property to indicate "private space".
The assessment of appropriate site
access for a range of user groups.
Strategic location and type of fencing
including gate access.
Address indicators that are easily seen
from the street and clearly direct traffic to
their destination.
Assessing the impact on this
development of user groups from
adjacent structures and facilities.

Front entries that are well glazed
with no areas of concealment either
inside or outside (ie. cement columns
which may block sight lines or provide
concealment).
Fencing material that allows for
surveillance in and out of the property
and is resistant to graffiti (ie. wrought
iron).
Landscaping material that does not
impede sight lines around corners, in
and out of suites or into doorways.
Maintenance of landscaping materials at
a height appropriate for surveillance.
"Open" design of outside staircases that
eliminate blind corners and areas of
concealment.
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2.2

Architectural Character

2.2.1 Intent
	Designers are encouraged to incorporate
an industrial vernacular that is
regional in nature. These Guidelines
support building design that is visually
interesting, incorporating a variety of
well proportioned architectural features
into this large scale development. The
architectural character should reinforce
and contribute to the overall site design.
The industrial theme integrating wood
features and metal siding was used on
Queensborough Landing and Starlight
Casino developments.

2.2.2 Exterior Building Materials
Sites 2, 3
a. 	Exterior building materials comprise a
significant part of the building's visual
impact. They shall be aesthetically
pleasing and compatible with materials
used in adjoining properties including
metal cladding, wood cladding or
concrete. The incorporation of timber
or metal detailing at the public entries
and storefronts representative of regional
marine/industrial themes is strongly
recommended.
b. 		 Building and landscaping materials should
		 be compatible, creating a coherent site
		 design.
c.		 Building finishes should support graffiti
		 removal where appropriate.
d.
Building materials shall be durable and
appropriate to the west coast climate.

Timber and metal used at entries and commercial
storefronts at Queensborough Landing

Wood and metal details animate large
scale facades and provide visual interest
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2.2.2 Exterior Building Materials
Site 1

Wooden poles were commonly used as structural
components in industrial marine applications

a. 	These Guidelines promote an architectural
strategy that is appropriate to the building's
industrial nature. Carefully considered
landscaping, including strategic placement
of groups of trees, and particular attention
to materials and colors for the north building
elevation will enhance distant views across
the river in New Westminster. Roof canopies
above loading doors should provide scale,
visual interest and shadow lines to the
facade. Landscape design shall screen views
to the active loading area and provide a
human scaled environment to this industrial
site.

Pockets of trees, recycled wood timbers and canopies will assist in articulating the view of the industrial building from across the river.

b.	Designers are encouraged to incorporate
recycled wooden poles (found on the site)
into the site design to provide a vertical contrast against the long linear massing typically
found in warehouses. These wooden poles,
commonly used as structural components
in water-oriented industries, could be reinvented to define circulation routes, support
lighting/signage/awnings and be integrated
into the design of site furnishings.

Awning/canopy supports, fencing and bollard
components and service area enclosures integrate
recycled wooden poles into the design

c.	A combination of landscaping and fencing
should be incorporated along the public
edges of the east facade that are open to
the parking lot.

2.2.3 Colour
a. 		Colour schemes shall reinforce the architectural quality of the development.
b. 		The overall concept of integrating buildings
into the overall site design should be supported with an earth-toned colour palette.
c. 	Bright colours are limited to discreet elements
including entries, corporate identities and
architectural and structural features.
d. 	Natural material colours are encouraged
including galvanized metals, timber and
stone.


Recycled wooden poles support lighting systems
and signage and provide opportunities for visual
interest in parking lots
Queensborough Industrial Park| New Westminster, BC
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2.2.4 Exterior Building Lighting
a. 	Lighting design should provide even illumination of the facade and outdoor spaces. Strong
spot lights are to be avoided.
b. 		Concealed lighting under roof overhangs,
downlighting or other strategies to minimize
glare are expected.
c. 		Building lighting design shall minimize glare to
adjoining properties and the surrounding community including the north side of the river.
d.		Energy-efficient lighting strategies and fixtures
shall be utilized.

2.2.5 Entrances and Front Facades
Sites 2, 3

Timber structure provides a human scaled transition to
a building entry at Queensborough Landing

a. 		Public entrances should be welcoming,
human scaled, clearly defined and highly
visible incorporating no less than three of the
following:
• canopies
• overhangs
• recesses/projections
• raised corniced parapets over the door
• display windows where appropriate
• expressive architectural details
• integral planters or wing walls that incorporated landscaped areas and/or places
for sitting
b.

A well proportioned entrance incorporating a canopy,
generous amounts of glazing, accent colors, interesting architectural details including recycled wooden
poles and landscaping

12

	Entrances should be located on the front
facade, visible from the street and directly
accessible from the parking lot.
c.		Entrance design should incorporate human
scaled elements providing an approachable,
welcoming facade.
d.		Entrances shall be designed to provide a
transition in scale between the overall building
mass and the detailed site design.
e.		 Materials and colours of entrance signage 		
		 are expected to be consistent with the overall
		 site design.
f.		 Provide appropriately scaled weather 		
		 protection at public building entrances and
		 on portions of the front facade.
g.
Building facades oriented to public spaces 		
(including parking lots) should:
• minimize blank walls (walls without windows, showcases, displays or entries)
• incorporate wall plane projections to
reduce overall building scale for walls exceeding 120 ft. in length and to add visual
interest.
Queensborough Industrial Park| New Westminster, BC
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2.2.6 Weather Protection
Site 2, 3
		
a.		Awnings or other projections are encouraged
to provide weather protection at a pedestrian
scale where applicable.
b.		Weather protection elements, integrated into
the overall building design with appropriate
use of materials and colours is supported.

Weather protection at front facade

2.3 Landscape Design
2.3.1 Intent
				Public and private spaces shall be
appropriately landscaped to provide high
quality visual and environmental comfort and
be accessible to all. Landscaping should
also contribute to stormwater management.

Changes in paving materials and colour to highlight
pedestrian crossings and reduce the scale of large
parking areas

2.3.2 Parking Lot Design
Site 1
a.	Include rain gardens and other landscape
strategies in the grass medians between the
parking area and at the edges of the parking
loading areas.

Site 2, 3
b.		Install decorative paving or a change in
paving material/colour, including permeable
paving, to emphasize pedestrian routes
and crossings, entrances and other special
features.
c.		Strategic use of paving material, colour
and light standard locations can create the
illusion of smaller scaled "parking courts"
within a large parking lot.
d.
The diversion of surface water in parking 		
		
lots to bio-swales and rain gardens is 		
		
a highly recommended strategy for filtering
		
and directing water away from the municipal
		
storm water system, into the river.
e.
Permeable materials and surfaces will be
utilized wherever possible, considering the 		
		
restrictive high water table and large 		
		
truck traffic.		
f.	Where possible, install surfaces containing
						 recycled or sustainable materials that also 		
		 allows for infiltration of rainwater.

Landscaping at parking lot edges

Landscaped islands
Queensborough Industrial Park| New Westminster, BC
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g.		Consider landscaped islands at the
beginning and end of each parking row
and to break up long rows and/or highlight
special features:
• plant at least one high-branching
deciduous shade tree in each island
• include understory planting such as
shrubs, perennials, ornamental grasses
and ground cover.
h.		Landscaped medians are encouraged for
visual relief and as rain gardens to facilitate
sub-surface infiltration.

2.3.3 Screening and Buffers

Landscaping including mass planting provide
visual interest

a.				Landscaping between loading areas, neighbouring properties and public roadways is
encouraged (refer to Site Plan on page 1).
b.				Distribute landscaping throughout the site
to soften and screen parking lot edges,
reinforce circulation routes, create pleasant
pedestrian conditions and maximize shade
and stormwater benefits.
c.				 Provide mass planting clusters where possible
				 to create visual interest and provide transition
				 in scale between buildings and the natural 		
				 environment.

2.3.4 Planting
a.			

Setting back plant material from
curb edges provides protection
from vehicle overhang

14

Consider the following in selecting plants:
• Choose plants that are native-like, hardy,
drought and salt tolerant and resistant
to the stresses of compacted soils and
weather exposure.
• Sun, shade and irrigation requirements.
• Provide seasonal interest.
b.		
Retain and protect trees, vegetation, natural
		
slopes and native soils and integrate these 		
		
features into the overall landscape design 		
		
where possible.
c.			Depending on species, trees should be
planted away from curbs, side walks,
driveways and other hard surfaces to buffer
from stress caused by vehicle overhang and
compacted soils.
d.			Set back all other plant material, except sod
or ground cover, a minimum 1'- 0".
e.		Limit landscape features that might impact
motorist/pedestrian sight distance, sign visibility and/or cause obstructions to a maximum height of 3'-0".

Queensborough Industrial Site| New Westminster, BC
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f.		
		
g.		
		
		

High branching, deciduous trees should be
locating along pedestrian routes.
Provisions should be made to ensure healthy
plant growth. Refer to BCSLA/BCLNA 		
Landscape Standards.

2.4

Site Furniture and Amenities
Sites 2, 3 

2.4.1 Intent
	The design of site furniture and amenities,
including outdoor employee amenity areas,
should be integrated into the overall site
design, providing visual continuity between
the landscape and building designs. An
integrated approach to the detailed design of
street lighting, shopping cart kiosks, benches,
waste receptacles, fencing and screens is
encouraged.

Lighting design coordinated with overall site design

2.4.2 Lighting
a.		Ensure all parking spaces and circulation
routes are well-lit.
b.		Direct light downward to avoid light pollution
and avoid light overspill on adjacent
properties, streets and open spaces.
c.		Provide pedestrian-scaled lighting where
appropriate.
d.		Consider lighting elements for their aesthetic
and design value, not simply their lighting
function or ease of maintenance.
e.		Coordinate the location of lighting with
overall site planning.
f.		 Consider energy efficient lighting strategies
		 wherever possible.

Lighting, landscaping and benches along pathways
create pedestrian friendly environments

2.4.3 Fencing and Screens
a.

Fencing and screens that correspond with
landscaped buffer areas (refer to site plan
on page 1) should be consistent with the
overall site design and furnishings.
b.		Solid walls and solid fencing shall not be
permitted adjacent to private or public open
space where safety and security is an issue.
c.		Where solid screens are provided, materials
should be compatible or complementary to
the building's exterior finishes.
d.
Chain link fencing will not be permitted 		
in front yard setbacks that are adjacent to 		
public roadways. All chain link fencing will
be black vinyl.
Queensborough Industrial Park| New Westminster, BC



Fencing and screens that relate to the overall site
design
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2.4.4 Signage
a.				Signs shall be carefully integrated into the
site, landscape and architectural design.
b.		Size, shape and proportions of signs should
respect their surroundings and not obscure
other design features or structures.
c. 				Task-oriented sign illumination that
avoids glare/light spillover toward adjacent
land uses is supported.
Provide comfortable seating that relates to other
site furnishings

2.4.5 		 Benches, Waste & Recycling 		
		 Receptacles, Bicycle Racks and 		
		 Shopping Cart Kiosks
Site 2
a.		Benches could be provided near drop off
areas, and along extended pedestrian routes.
b. 		Waste and recycling receptacles shall be
provided at building entry ways and near
benches.
c. 		Bicycle parking, located in highly visible,
well-lit, accessible and weather protected
areas is encouraged. Incorporate signage as
appropriate.
d.		 Shopping Cart Kiosks should be conveniently
		 located to encourage replacement.

		

Recycled wooden poles integrated into parking lot
structures and supports for awnings and signage

16
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2.5 Smart Growth Strategies
2.5.1 Intent
				The Design Guidelines support sustainable
building and landscape practices and a
responsible approach to water, energy and
waste management including opportunities to
reduce greenhouse gas emissions. Nearby
riverfront, drainage ditches and bicycle
and walking trails should be protected and
considered by this development.
				

Refer to Section 2.1.4 for transportation
considerations.

2.5.2 Water Conservation
a.				
				
				

Manage rainwater on-site with designs that
encourage infiltration, evapotranspiration 		
and water re-use:
•
•
•
•

create and re-use bio-retention areas,
such as swales, rain-gardens, vegetated
islands and overflow ponds.
include catchbasin restrictors and oil/grit
separators as appropriate.
incorporate opportunities to collect
rainwater for landscape irrigation and
toilet systems where possible
rain gardens for infiltration and treatment
should consist of gravel trenches with
permeable soils and suitable vegetation.
Overflow piping could divert excess
overflow into the stormwater system.

b. 		
		
		

Consider poured in place curbs with cuts for
water inlets for drainage into landscape 		
islands or the use of wheel stops.

c.		
		

Consider water conserving appliances and
fixtures wherever possible.

Example of parking lot bio-swale

d.		Low flow toilets and urinals operated by
hand or sensors are encouraged.

Queensborough Industrial Park| New Westminster, BC
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e.		Develop alternate drainage strategies,
including a gravity fed method of diverting
water to the river, to reduce reliance on the
municipal storm water system and minimize
the energy required to pump water into the
river. The large warehouse on Site 1 is most
appropriate for gravity fed roof drainage
considering the site's slope and proximity to
the river.

Divert surface water away from municipal storm
water systems

f.		On sites 1 and 3 a gravel roof ballast should
be used to store and evaporate rainwater to
decrease roof run-off. Ballast material will
be a light colour to reduce solar gain. On
Site 2 a reflective white TPO roof will be
used to reduce solar gain.

2.5.3 Energy Conservation

Existing bio-swale

a.		Commercial or office components of
buildings should be designed to ASHRAE
90.1 in accordance with the new BC green
building code. Industrial Buildings on Site
1 and 3 will increase roof insulation to
R12, improving heat retention and reducing
energy required for heating. Access to
natural light through the use of skylights to
reduce energy consumption will be provided.
Energy efficient heating, air conditioning and
ventillation will be used.
b.		Install energy conserving fixtures and
appliances. HVAC systems to contain no
CFCs.
c.		Use efficient white light sources on site to
reduce energy costs and to create a natural
colour balance for safety and security. LED
lighting is also recommended.

Natural drainage systems

18

d.		

Consider energy monitoring systems.

e.		
		

Encourage strategies to reduce the heat
island effect.

Queensborough Industrial Site| New Westminster, BC

2.5.4 Waste Management
a.		
		
		
		

On-site recycling and waste receptacles 		
serving tenants and employees will be 		
provided on each site in locations that are
convenient for collection and pick-up.

b.		
		
		

Location and design of the recycling/waste
facilities will be determined at the detailed 		
design stage.

c.		
		
		
		

Recycling facilities for construction waste
including concrete, asphalt, rebar and 		
heavy timber (including wooden poles) will
be utilitzed on all sites.

d.		
		

Recyclable metals shall be sent to recycling
and salvage facilities.

2.5.5 Materials

Queensborough Industrial Site| New Westminster, BC

a.		
		
		

Durable building materials are encouraged.
Refer to CSA S4 78-95 Guidelines on 		
Durability in Buildings.

b.		
		

Mass walls or rainscreen walls are to be used
for building exteriors.

c.		
		

Use low emitting materials: (VOC) for paint,
flooring, sealants, etc., should be specified.
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Appendix A Site Photos

Queensborough Industrial Site| New Westminster, BC

Queensborough Industrial Site| New Westminster, BC
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Queensborough
Industrial Site

Neighbouring Development
Pro-First Walmart

LTD
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Queensborough Industrial Site| New Westminster, BC

Queensborough
Industrial Site

Neighbouring Development
Starlight Casinos

LTD

Queensborough
Industrial Site

Riverfront Walkway

LTD

Queensborough Industrial Site| New Westminster, BC
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Queensborough
Industrial Site

Queensborough Historical Photos

LTD
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Queensborough
Industrial Site

Existing Streetscape Along
New Westminster Highway

LTD

Queensborough
Industrial Site

Industrial Neighbours

LTD
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Queensborough
Industrial Site

Existing Water Course Ditches

LTD

Appendix B Pedestrian and Cycle Routes
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Westbound bus stop
approx 90m
West of Boundary Road

Continuation of
Riverfront Trail

Appendix C Site/Context Plan
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Queensborough Industrial Site| New Westminster, BC
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APPENDIX # 3
Project Plans

Brook Pooni Associates Inc.
Suite 410 – 535 Thurlow Street
Vancouver, BC V6E 3L2
www.brookpooni.com
T 604.731.9053 | F 604.731.9075

MEMORANDUM
To:

Beverly Grieve

Project:

Beedie Group

From:

Brook Pooni Associates

Re:

345 Gifford Street, New Westminster

Date: January 4, 2011
Project No.: 101014
Pages: 1

The following amendments should be considered in conjunction with the original attached Smart
Growth Development Checklist.
x
x
x

#2 - The number of jobs created cannot be confirmed until the potential tenant is secured.
#20 - Loading will be on both the north and south face of the building. The design guidelines
acknowledge this would occur on Lot 1.
#26 - A turn around look out was provided rather than the continuation of the trail. Also see
#12.

/updated DEC 2010
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Acer palmatum 'Osakasuki'
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Acer rubrum 'Bowhall'
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PLANT LIST
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Trembling Aspen
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Acer rubrum 'Morgan'
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NOTE: FOR LOOK OUT DETAILS
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DRAWING:

Jan 11/11
LOT 3, SEC 22, TOWNSHIP 7,

DATE PLOTTED:
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SCALE:
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SCREEN HEDGE
& MAPLE TREES
BY WALMART

ISSUES:
#1- Jan 14/11
Iss'd for DP/ADP

EXISTING
CRU
BUILDING

EXISTING FENCE

PROPERTY LINE

EXISTING CONIFEROUS
TREE SCREEN PLANTING

345 GIFFORD STREET, NEW WESTMINSTER, B.C.

THE BEEDIE GROUP

PROPOSED BUILDING FOR:

PROJECT:

LANDSCAPE PLAN

SHEET TITLE:

R.O

EMEGENCY VEHICLE ACCESS

GATE

6' HI. CHAINLINK FENCE

6x6 EXTRUDED CONC. CURB
TYP. @ EDGE OF LANDSCAPING

10.00'

PROPERTY LINE

0.124 Ha.

TRAIL R.O.W.

SRW PLAN 55922
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Daybreak Flowering Cherry

6cm cal. / 1.8m stnd

3.5m ht.

Fagus sylvatica 'purpurea'

Ash Var.

Serbian Spruce

Prunus yedoensis 'Akebono'
Picea omorika

6

Fraxinus americana 'Autumn Purple'

12

25

3.5m A
ht / tree form
PLAN BCP35830

24
Western Red Cedar

Thuja plicata

Lonicera pileata

Otto Luyken Laurel

Japanese Andromeda

#5 pot, 90cm o.c.

#2 pot

Pieris japonica 'Forest Flame'

#5 pot

Japanese Azalea

114

Prunus l. 'Otto Luyken'
Photinia

Shrubs

17

Azalea japonica 'Fushia'

10

Rhododendron (medium var.)

1
Rosa meidiland (various var's.) *

Emerald Green Cedar

Bearberry Cotoneaster

10cm pot / 60cm o.c.

SIDEWALK

LOWE'S
ACCESS

STOP

152
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Rhododendron 'Christmas Cheer'

Photinia fraseri

4

Thuja occidentalis 'Smargd'

Spiraea x bumalda 'Froebelii'

8

423

27

147

Cotoneaster dammeri

Lowfast Cotoneaster

Ground Covers/Vines/Perennials
1424
Cotoneaster 'Lowfast'
Notes:

2754

1. Specification as per most recent BCSLA/BCLNA 'Landscape Standards' and
LandSpace Design Inc. 'Spec Notes'.
2. * Denotes varieties to be selected by Landscape Architect at nursery.
3. Plant material to be selected by the Landscape Architect at the Nursery.
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