NEW WESTMINSTER DESIGN PANEL
Tuesday February 28, 2012 3:00 p.m.
Committee Room No. 2

AGENDA
1.0

ADDITIONS TO AGENDA

1.1

Election of Chair and Acting-Chair: Committee Clerk

2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of January 24, 2012

3.0

DESIGN REVIEWS

3.1

1209 – 1211 Fourth Avenue

Time
3:00 pm

3:05 pm

3:10 pm
File:

REZ00057

An application has been received to rezone the above captioned property from Single
Detached Dwelling Districts (RS-2) to a Comprehensive Development District to allow
the construction of eight townhouse units. (Brian Hart and Company)
3.2

610 Sixth Street

File:

DPU00044

An application has been received for a development permit in order to allow the addition
of a new elevator on the north wall of Royal City Centre Mall which would serve a Fraser
Health Authority Kidney Dialysis Clinic. (Omicron)
4.0

DOWNTOWN DESIGN REVIEWS

4.1

848 Royal Avenue

4:00 pm
File:

SDP00185
DVP00531

Applications for a special development permit and a development variance permit have
been received in order to allow the construction of 35 townhouse units, largely in two
buildings. The application is considered phase 2 of the developer’s project in this block.
(Matthew Cheng Architect Inc)
5.0

REPORTS AND INFORMATION

6.0

UNFINISHED BUSINESS
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7.0

NEW BUSINESS

8.0

CORRESPONDENCE

9.0

NEXT MEETING
March 27, 2012 at 3:00pm in Committee Room No. 2 as required.

10.0

ADJOURNMENT

4:30 pm

Please contact Michael 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 January 24, 2012, 3:00 p.m.
Committee Room No. 2
MINUTES
VOTING MEMBERS PRESENT:
Eric Pattison, Chair
- Chair, AIBC Representative
Paul Goodwin
- AIBC Representative
Tom Morton
- Development Industry Representative (UDI)
Keith Ross
- BC Society of Landscape Architects
Mark Vance
- AIBC Representative
Steve Wong
- BC Society of Landscape Architects (arrived at 3:10 p.m.)
REGRETS:
Chris Block

- AIBC Representative

STAFF:
Jim Hurst
Barry Waitt
Donna Martin

- Development Planner
- Senior Planner
- Committee Clerk

The meeting was called to order at 3:07 p.m.
1.0

ADDITIONS TO AGENDA
There were no additions to the agenda.

2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of December 13, 2011
MOVED and SECONDED
THAT the minutes of the New Westminster Design Panel meeting held on December 13,
2012 be received and adopted.
CARRIED.
All members of the Panel present voted in favour of the motion.

Steve Wong joined the meeting at 3:10 p.m.
The Chair moved to Item 4.0 Downtown Design Reviews

Doc#223794

Page 1

New Westminster Design Panel Minutes
January 24, 2012

4.0

DOWNTOWN DESIGN REVIEWS

4.1

48 Eighth Avenue (Hops! Pub)

File:

SDP00185

Barry Waitt reported an application has been received for a Special Development Permit
to allow renovation to the façade of the new pub and liquor store (including signage) and
to feature a twenty seat patio for Hops, A Northwest Pub located at 48 Eighth St. It was
noted some work has already been done without a permit.
Mr. Waitt reviewed the site context along with community plan considerations and
Design Panel considerations. It is noted the patio area is currently part of the property to
the south and west (Plaza 88), however, a subdivision application is in process in which
the pub patio would become a part of 50 Eighth Street.
Liam Robertson, Watermark Design, Chris Jordan, Urban Image and Todd Arbuthnot,
owner were present to answer questions.
Questions from the Panel (Response in italics):
• Describe what is happening with the façade? The applicant wishes the Pub and
Liquor Store to be seen as two distinct businesses. The Liquor Store background is
textured with corrugated cladding to create a northwest feel. Below the sign is a
mountain scape which will be lit up in the evening.
• Are the finishes carried down to the grade? On the Liquor Store, the finishes are
from the arbour down and on Hops the stonework goes down to grade.
• Is there a retractable awning? No retractable awning is being proposed.
• Is the arbour covered? The first six feet of the arbour is covered with glass.
• Is the patio intended as smoker’s seating? There will be no smoking on the patio.
Comments from the Panel:
• Trellis looks thin and needs more members
• Suggest growing hops on the trellis
• Consider metal/timber wood as timber will require more maintenance
• Open up sidewalk on Eighth Street for safety
• Connect street wall to building with materials
• Reconsider hedge planting and how it works with respect to safety
• Nice improvement to a tough area
• Consider public art for visual interest
• Bike parking may have some CPTED issues
• Concerned about patio noise carrying into neighbourhood
• Suggest a tree like Japanese maple in front of Liquor Store to soften the corner
MOVED and SECONDED
THAT the Special Development Permit for façade change and pub patio be supported
with the following considerations:
• Use more durable material for trellis
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Reconsider scale and spacing of trellis members
Suggest plant material for trellis be hops
More programming or planting in front of Liquor Store
Reconsider hedge material due to maintenance issues
Consider art for visual interest
Ensure adequate lighting on patio
Consider retaining existing ironwork fences along sidewalk
Suggest cladding patio side of street edge of concrete wall with stonework.
CARRIED.
All members of the Panel present voted in favour of the motion.

3.0

DESIGN REVIEWS

3.1

1209 – 1211 Fourth Avenue

File:

REZ00057

An application has been received to rezone the above captioned property from Single
Detached Dwelling Districts (RS-2) to a Comprehensive Development District to allow
the construction of eight townhouse units. (Brian Hart and Company)
This item was deferred to a future meeting due to the absence of the applicant.
3.3

42 South Dyke Road

File:

REZ00018

Jim Hurst, Senior Planning Analyst reported this application has been before the Design
Panel for review and the Panel supported the application at that time to rezone the
property at 42 South Dyke Road from Queensborough Neighbourhood Residential
Dwelling Districts (RQ-1) to a Comprehensive Development District in order to allow the
development of 36 townhouse units.
Mr. Hurst noted Wood Street is going through and the applicant is now proposing to raise
the northerly row of townhouses 4 additional feet in order to accommodate roof decks to
give buyers a better view of the Fraser River.
Mr. Hurst requested comment on the following items:
1. The consistency of the proposal with that shown to the public and Council at the
Public Hearing for the rezoning application.
2. The conformance of the proposal to the Development Permit Area Guidelines and the
Maritime Riverfront Village concept.
3. The grading of the site with relationship to adjacent properties.
4. The privacy of the existing houses to the west of the site.
5. The privacy of the proposed units to the north on the 702 Salter Street site.
Don Andrews, Creekside Architects reviewed the changes on the third floor noting the
penthouses have been designed as transparent as possible. Privacy fences will be
between units with roof top terraces on the river side. He noted the windows will now be
rectangular for a more contemporary look. Elevating the development will reduce the
slope and the need for the retaining wall.
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Comments from the Panel:
• Design of roof decks is an improvement and great outdoor space
• Redesign of high windows is also an improvement
• Concerned with grading as it is not known what is happening to the project to the
north
• Like idea of roof decks to take advantage of view
• Concerned with elevation with respect to the neighbouring property
• Grading should be planned in conjunction with other properties
• Yards to the west would lose some privacy
• Decks not necessarily a good thing for privacy
• Roof decks too big suggest guardrails are too close to edge for character of decks,
consider pulling back 6-8 feet
• Keep guardrail closer on river side
• Gables need to be longer or changed to a parapet profile
• Screens need to turn corner and create solid portion to street with a place to stack
outdoor furniture
MOVED and SECONDED
THAT the Development Permit Application for the property at 42 South Dyke Road be
supported in response to questions identified by the Development Services Department:
• the proposal is consistent with the proposal shown to the public and Council at the
Public Hearing for the rezoning application;
• the proposed architectural design conforms to the Development Permit Area
Guidelines and the Maritime Riverfront Village concept identified in the
Queensborough Official Community Plan;
• the proposed grading of the site does not adversely impact the adjacent properties to
the west;
• the proposed grading of the site does not adversely impact the proposed units to the
north on the 702 Salter Street site;
• the roof decks be redesigned and pulled back from the ends of the townhouse blocks;
and
THAT
• the guardrail’s continuous length be relieved by embellishing with privacy screens;
and
• the position of the front guardrails be reconsidered relative to the depth of the gable
roofs.
CARRIED
Two members opposed the motion.
5.0

REPORTS AND INFORMATION
There were no reports or information to consider.
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6.0

UNFINISHED BUSINESS
There was no unfinished business.

7.0

NEW BUSINESS
There was no new business.

8.0

CORRESPONDENCE
There was no correspondence.

9.0

NEXT MEETING
February 28, 2012 at 3:00pm in Committee Room No. 2 as required.

10.0

ADJOURNMENT
ON MOTION, the meeting adjourned at 5:12 p.m.

Eric Pattison
Chair
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Committee Clerk

City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the New Westminster
Design Panel

Date: January 24, 2012

From:

Jim Hurst,
Development Planner

File:

Subject:

Proposed rezoning of 1209 and 1211 Fourth Avenue – Formal Design
Consideration

REZ0057
DPT0010

RECOMMENDATION
THAT this report be received for formal design consideration.

PURPOSE
An application has been received to rezone the properties addressed as 1209 and 1211
Fourth Avenue in order to allow the development of eight townhouse units in two
buildings. The purpose of this report is to provide information to NWDP for formal
design consideration on this application.
BACKGROUND
Owner:

Seawall Development Ltd.
5907 McKinnon Street, Vancouver, B.C.

Architect:

Brian Hart and Company
4375 West River Road, Delta, B.C.

Existing Zoning:

Single Detached Dwelling Districts (RS-2)

Proposed Zoning:

Residential CD Zone

Official Community Plan Land Use RL/ RM – Residential - Low Density/ Residential
Designation:
- Medium Density
Official Community Plan
Development Permit Area
Designation:

Doc # 213099

Residential Development Permit Area #6 Central
Twelfth Street
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-2Frontage:
Depth:
Site Area:

88 feet (42.7 metres)
147.9 feet (26.8 metres)
13,014 square feet (1,209 square
metres)

AREA MAP

SUBJECT
SITE

CONTEXT
The subject site is zoned Single Detached Dwelling Districts (RS-2). The site is currently
two lots. The properties have a frontage on Fourth Avenue and are currently vacant.
To the north of the subject property is a block with four properties. The property fronting
Twelfth Street is zoned Multiple Dwelling Districts (High Rise) (RM-4) and is developed
with a 40-unit high rise building constructed in 1993 that has a floor space ratio of 3.08.
The property fronting Cameron Street is zoned Multiple Dwelling Districts (Low Rise)
(RM-2) and is developed with a low rise building that was constructed in 1962, and has a
floor space ratio of 2.11. The two properties fronting Thirteenth Street are zoned Multiple
Dwelling Districts (Low Rise) (RM-2) and were developed with townhouses in 1994 and
2004 with floor space ratios ranging from 0.53 to 1.02.
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To the immediate east of the subject property is 1205 Fourth Avenue. That property is
zoned Multiple Dwelling Districts (Low Rise) (RM-2) and developed with a three-storey
apartment building constructed in 1954 and has a floor space ratio of 1.50.
To the immediate south of the subject property are two small blocks bisected by
McPhaden Street. There are three lots on either side of McPhaden Street, fronting Fourth
Avenue. The properties to the west of McPhaden are zoned Light Industrial Districts (M1) but are occupied by two small apartments and one tri-plex, with floor space ratios of
1.02, 0.38 and 0.35. These buildings were developed in 1907, 1913 and 1955. The
properties to the east of McPhaden are zoned Service District (CS-1) and are occupied by
a four-plex, a tri-plex and a house with a secondary suite, built in 1886, 1955 and 1910,
respectively. Their floor space ratios range from 0.37 to 0.76.
To the west of the subject property are four properties zoned Single Detached Dwelling
Districts (RS-2). The property directly adjacent to the subject site was developed in 1955
with a two storey four-plex, with a floor space ratio of 0.60. The other three properties
are occupied by single-family dwellings with floor space ratios ranging from 0.18 to 0.31
and were developed in 1908 (one house) and 1958 (two houses).
PROPOSAL
The applicant proposes to develop an eight unit townhouse project. All units would be
three-bedroom plus den attached townhouses. The project would have a density of 27
units per acre and a floor space ratio of 1.34. Because of the steep grade on this site, the
south building will have entrances on Fourth Avenue, while the north building will have
entrances located on the alley. There are two parking stalls provided for each unit located
in a garage within the units. Four surface visitor spaces would be provided at the north
end of the site.

OFFICIAL COMMUNITY PLAN CONSIDERATIONS
The site is designated in the Official Community Plan as (RL) Residential – Low
Density/ (RM) Residential – Medium Density. Please see Appendix B for further detail.
This site is designated as part of the #6 Central Twelfth Street area. Please see
Appendix B for further detail.
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NEW WESTMINSTER DESIGN PANEL MINUTES SEPT 27, 2011
The application was considered by the NWDP on September 27, 2011. The comments
from the panel were:
x Like seeing colours for a change;
x Driveway between buildings is a “mean space”:
x Suggest removing 4 parking stalls along lane and making the space a
courtyard:
x The reality of having front door entrances on lane is not the best plan:
x Flat roofs lend the opportunity to use for amenity space:
x Materials – wrapping corners a challenge;
x Courtyard rather stark needs improvement;
x Like design/colours; like to see something other than hardipanel;
x Consider reducing width of garage door and using the space for greenery;
x Too strong of a vertical element, needs horizontal articulation to break up
verticality;
x No problem with flat roof just emphasize horizontal lines;
x Needs a unifying element in plant material;
x Like vertical treatment and style for neighbourhood;
x Flat roof should have more access so views can be enjoyed;
x Outdoor amenities should be brought up to the living space;
x Roofs could be green outdoor spaces;
x Do not think back units work with the entry in lane;
x Parking is wasteful on this site;
x Landscape lacking;
x Streetscape should unify;
x Address street furnishings;
x Back units need front orientation;
x Privacy issues on roof;
x Support architectural design;
x Character of roof edges needs articulation;
x Consider opportunities for outdoor space possibly extend balconies beyond
building;
x Explore having roof decks;
x Introduce green plantings into courtyard.

City of New Westminster
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DESIGN REVIEW CONSIDERATIONS
Staff have reviewed the revised submission and support the proposed massing and
building setbacks.
Staff support the entry from the rear lane. However, the entry at the bedroom level rather
than the living room/kitchen/family room level would seem to limit the usefulness of the
rear yard. There is no direct supervision of the yard from the living room/kitchen/family
room level of the house.
The applicant has been asked to provide a letter from a traffic consultant to prove that the
grades in the auto court are acceptable from a technical point of view for a vehicle to
access the parking garages. Verification of theses grades are important as this is the
determinant of the height of the retaining wall at the west end of the auto court. Staff
would appreciate comments on the treatment of the west façade of the project.
The design of the buildings is meant to recall the industrial buildings further down
Twelfth Street. Staff believe that the incorporation of wood elements into the design of
these building would be appropriate to further this image.

James Hurst
Development Planner
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APPENDIX A
Applicant Response to
NWDP Comments


1.Siting:

Therewasasuggestionthatputtingfrontdoorsonthelaneisaninappropriate
designconcept.Presentlythelaneisunkept,haspoorlymaintainedgarbage
areas,lackslandscapeandprovidesavenueforillegaldumpingandsomeillicit
socialbehaviour.Itwasourchoicefromtheoutsettotreatthelaneasaminor
street.Thisapproachisnotuniquetothisapplicationortoourfirm;theuse
ofthelanesasminorstreetsincreasesopportunitiesformoreintenseurbanland
use,improvedsecurity,improvedmaintenance,andprovidesadditionalsafe
pedestrianandbicycleroutesintheneighbourhood.

2.Courtyard:

Therewereseveralcommentsregardingthedevelopmentofthecourtyard.We
acknowledgethatthedesignwaslesswellthoughtoutforthisarea.Asithas
beenseveralmonthssinceweprovidedtherampgeometryforengineeringreview,
asrequested;wehaveproceededwiththecompletionofthecourtyarddesign
detailontheassumptionthatthereviewproducednoobjection.

Whileitisinappropriatetoreducethegaragedoorwidths,thatfactdoesnot
negatetheopportunitytocreatethreedimensionalplantingfeaturesattheramp
breakbetweenunitsaspartoftheretainingdetail.Thesehavebeenaddedto
boththerevisedsiteplanandtherevisedlandscapeplan.Similarly,a
landscapefeaturehasbeenaddedatthesouthendofthecourtyardaspartofthe
retainingwalldetail.Thepavingwithinthecourtyardhashadanumberof
visualbreaksaddedwhichreflecttheunitlayoutsanddefinethedriveaisle.
Wehaveusedasimilarapproachonsimilarprojectselsewhere.

3.VisitorParking:

Therewasasuggestionthatthevisitorparkingonthelaneshouldbeeliminated;
whilethisrequiresavariancefromtheCity,wefeelthattheadditionalparking
isausefulcomplementtothedevelopment.Therearenootheropportunitiesfor
visitorparkingonthischallengingsite.

4.RoofUse:

Whiletherewasconsiderablediscussionregardingthisissueatthemeeting,we
wishtoclarifyourpositionafterfurtherdiscussionwithmyclient.The
recreationaluseoftheroofsisnotarealisticoptionastheprojectis
surroundedbyhigherbuildingsandtherewouldbenoprivacyfortheresidents.
Accessandenvironmentalprotectionwouldaddsubstantiallytothecostofthe
projectandwouldmaketheupperfloorlessfunctional.

5.Design:

Therehavebeensomeminordesignrefinementsinresponsetosomeofthepanel
comments.Therooflinehasbeenemphasizedbytheenlargingoftheclerestorey
windowsandtheeliminationofthelintelsabovetheclerestorey.Wedidexamine
changestothedepthsofthefascia;however,therewasnochangeindepththat
wasuseful.

Withrespecttomaterials,thecolouredbayswillberetainedinHardipanelwith
aluminumregletdividers.Thebasebuildingwillbepricedinbothhardipanel
andsteelandcostwillbethedeterminant.Bothsystemshavecornersolutions.


Thebalconieshadbeengivenaminorextensionandrearticulationandcolourhas
beenaddedtotherail.

6.Landscape:

Wedoagreewiththepanelscommentswithrespecttosomegreenelementsinthe
courtyard,(seeabove)andwithusingthelandscapeasaunifyingelement.The
featuretreeswillbesinglespeciesonthelaneandCityspecifiedtreeson4th
Avenue.

Itrustthisissufficienttomovetheprojectforward.

Regards

Brian

APPENDIX B
DEVELOPMENT PERMIT AREA
#6 CENTRAL TWELFTH STREET

Development Permit Area: #6 Central Twelfth Street Area
#6 Central Twelfth Street
The Lower Twelfth Street area, identified as Development Permit Area #6
[see Map D2], is designated in order to provide for the transition of this
area from industrial uses to residential uses. This Development Permit Area
provides objectives and guidelines for the form and character of
multifamily development. Small-scale neighbourhood commercial uses
may be allowed. Home based businesses, particularly at street level, will be
encouraged to assist in crime prevention (e.g., “eyes on the street”).
[This area is also described in 2.3: Housing and 2.11:
Transportation.]
Objectives
The objectives of this designation are:
x Guide this area toward a multi-family residential development area.
x Mitigate the impacts of the transportation corridor.
x Implement architectural designs which complement the
neighbourhood context.
Guidelines
Development permits issued in this area shall be in accordance with the
following guidelines:
x Architecture, including scale and massing of buildings, shall be in
keeping with the adjacent context or the historic character of New
Westminster.
x Provide street trees and street furniture along all streets, and bus
shelters along bus routes.
x Provide well landscaped sites with a hierarchy of semipublic to
private green spaces (plazas, courtyards and patios).
x Incorporate noise attenuation measures into building construction.
x Entertain higher density, where a contribution to parks, open space,
community amenity or school improvements are provided.

APPENDIX C
PROJECT PLANS

City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the New Westminster
Design Panel

Date: February 28, 2012

From:

James Hurst,
Development Planner

File:

Subject:

Development Permit Application for Royal City Center at 610 6th Street

DPU00044

RECOMMENDATION
THAT this report be received for information.

PURPOSE
The site at 610 Sixth Street is the Royal City Center Mall. On the second floor of the
mall, Fraser Health Authority is establishing health clinic which includes a Kidney
Dialysis Clinic. In order to provide direct access for the dialysis patients the Mall owner
proposes to construct a new elevator on the north wall of the mall that faces Princess
Street. The purpose of this report is to provide preliminary information on this
Development Permit Application.
BACKGROUND
Property Owner:

Royal City Shopping Center Ltd.
2 Bloor Street West, Toronto

Applicant

Omicron Architecture Engineering Construction
Ltd.
Existing Zoning:
Community Commercial Districts (High Rise)
(C-3)
Official Community Plan Land Use (UC) Uptown Commercial
Designation:

Development Permit Area:

Commercial and Mixed Use Development Permit
Area #2 Uptown
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PROPOSAL
The applicants propose to develop a new elevator that would provide direct access from
street level to the dialysis clinic. The proposed location of the elevator is on the north
wall of the mall on Princess Street. The proposed elevator location is to the east of the
front door of the apartment building addressed as 728 Princess Street and directly across
the street from the apartment building addressed as 719 Princess Street.
Most clients of the dialysis clinic will arrive by HandiDART bus. Therefore, a
HandiDART loading zone is needed adjacent to the proposed elevator. The loading zone
will require the removal of some of the existing landscaping and relocation of the existing
sidewalk.
OFFICIAL COMMUNITY PLAN CONSIDERATIONS
The site is designated in the Official Community Plan as (UC) Uptown Commercial. The
Plan describes this designation as:
(UC) Uptown Commercial: this area will include commercial uses at the street level and
may include commercial, office or residential uses above the ground level. Densities may
range from medium to high. Depending on the provision of public amenities, a density
bonus may be considered.
The site is designated as part of Commercial and Mixed Use Development Permit Area
#2 Uptown. The intent of this designation is:

#2 Uptown
The Uptown area, identified as Development Permit Area #2 [see Map D1], is designated
in order to provide a focus for mixed use development in this area and a framework for
its evolution. This Development Permit Area provides objectives and
guidelines for the form and character of high, medium and low rise residential and
commercial uses, as well as retail.
Objectives
The objectives of this designation are to:
• Promote the Uptown as the professional centre of New Westminster.
• Provide opportunities for a range of pedestrian oriented commercial uses.
• Promote residential use on the upper floors.
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Guidelines
Development permits issued in this area shall be in accordance with the following
guidelines:
• Architecture, including scale and massing of buildings, shall be in keeping with the
context of the area.
• Architecture, including scale and massing of buildings, should be complementary with
the historic character of adjacent neighbourhoods, such as Queen’s Park.
• Buildings should be sited to provide a visual and acoustical barrier to the traffic
corridor.

DESIGN REVIEW CONSIDERATIONS
Staff consider that the proposal satisfy’s the Goals and Objectives of the Development
Permit Area designation. Staff’s main concern is limiting the offsite impacts of the
proposal, mainly the light and noise that may impact the residents directly across the
street from the new elevator and would appreciate comments in this area.

James Hurst
Development Planner
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PROJECT PLANS

City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the New Westminster
Design Panel

Date: December 13, 2011

From:

Barry Waitt,
Senior Planner

File:

Subject:

Special Development Permit for 832 – 848 Royal Avenue
Multiple Dwelling Residential Development

SDP00187
DVP00531

PURPOSE
To seek comments from the design panel on the special development permit application
for a medium density apartment development at 832 - 848 Royal Avenue.
BACKGROUND
Architect:

Matthew Cheng Architect Inc.

Current Zoning:

Multiple Dwelling Districts (Downtown) (RM-6)

Official Community
Plan Land Use
Designation:

Residential – Tower Apartment:
• Targeted for residential
• Intended for residential towers
• Also may include mid-rise apartments, low-rise
apartments, townhouses, stacked townhouses, row
houses
• Community amenities such as churches, child care,
libraries or community space
• Small-scale, corner type retail, restaurant, and service
uses permitted

Development Permit
Area:

Downtown Development Permit Area #1

Site Characteristics:

Frontage: 132 feet (40.2 metres)
Depth: 132 feet (40.2 metres)
Page 1
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-2Site Area 17,430 sq. ft. (1,619 sq. metres)

SITE CONTEXT
The subject site is currently occupied by three older single family dwellings and an auto
repair business. A high rise development is across McInnes Street, while a townhouse
development is under construction on the abutting site at 828 Royal Avenue. A high rise
residential tower is located across Moody Street to the southeast, while single family
dwellings are to the north across Royal Avenue.
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PROPOSAL
The proposed development involves 35 townhouse units, largely in two buildings which
are oriented towards Royal Avenue and Moody Street, with a bridge unit and walkway
linking the two buildings across McInnes Street. The application is considered to be
Phase 2 of the developer’s project on this block. A 29 unit townhouse development is
currently under construction at 828 Royal Avenue. The applicant is proposing a similar
form and character to the first phase, featuring a brick heritage style. Of the 35
townhouse units, 8 are one-storey units, with none being directly at grade and directly
accessible due to the steep slope of the site.
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DEVELOPMENT VARIANCES
In addition to the Special Development Permit application, the applicant has submitted a
Development Variance Permit (DVP) application. The applicant is requesting that the
Zoning Bylaw be varied to permit:
1)
2)
3)
4)

a reduction in the number of required automobile parking spaces
a reduction in the required side yard setback
an increase in the maximum permitted width of the building
a reduction in the required setback for any parking structure above the finished
grade

The development variance requests listed under #2 and #3 above are both related to
requirements in the Zoning Bylaw which come into effect once the building height
exceeds 40 feet. As the RM-6 is a zoning district which facilitates high rise multiple unit
development, the likely intention was to provide the appropriate building bulk and
setbacks for high rise buildings and the high rise portion of any development above the
podium. This does not, however, take into account low rise developments, such as the
subject proposal, which are located on steeply sloping sites, thus resulting in a low rise
development with a height greater than 40 feet above the height datum.
Staff does not object to the two foot reduction in the required setback of the parking
structure above the finished grade.
SUSTAINABILITY REPORT CARD
The applicant has filled out the Sustainability Report Card, which is attached for
information. This is one of the first completed Sustainability Report Cards to be
submitted to the New Westminster Design Panel. Staff recognizes that there is
subjectivity in project evaluation and have been discussing evaluation of the initial report
cards as they are submitted.
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
Doc # 230469
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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 neighborhood’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
submission from the project architect outlines the developments’ positive responses to the
design guidelines. While the positive design aspects of this development are recognized
and it is noted that positive responses have been provided to most of the design
guidelines, the following are items which staff would request the design panel to
specifically review as part of their assessment of this project:
Building Form and Massing
b. Create focal points and prominence in building design at the corners of street
intersections. Gateway elements are encouraged at visually prominent intersections.
This site is located at the corner of Royal Avenue and McInnes Street.
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
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roofs, deep balconies, light shelves, fixed fins and similar features into building design to
shade during the summer but provide solar access in winter.
The architect has indicated that it is not provided due to it not being suitable with New
Westminster’s historical design and context.
Residential Street Front
h. Large blank walls fronting streets, including retaining walls, are strongly discouraged.
Is the treatment of the blank walls along Moody Street and McInnes Street sufficient?
Noise
a. An array of design and construction techniques should be used to buffer residential
units away from noise, including:
• Orienting outdoor areas and bedrooms away from noise sources.
The development plans include small patios along Royal Avenue.
The design panel is also asked to comment on the following:
1. The requested variances to the Zoning Bylaw.
2. The appearance of the stairwells to the roof of Building B.
3. Whether there is the appropriate degree of variation in design of this project from
the adjacent project at 828 Royal Avenue.

________________
Barry Waitt
Senior Planner
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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
neighboring high-rise developments.

i.

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

j.

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

k.

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

l. When designing point towers:
• Integrate the design of the podium with the tower.
• Shape buildings above the 7th storey as tall and slender towers that respect views,
and providefor light and air penetration to the street.
m. Reinforce the conclusion of the building design through special consideration of the form,
massing and detail of the top several floors and roof of the building. Provide organized
rooftops that are attractive when seen from above as well as the street. Rooftop mechanical
and service equipment should be screened in a way that incorporates it as an integral part of
the building’s architectural design.
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n.

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

o.

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

p.

Interior sidewalls, created as a result of construction/redevelopment phasing, should be
designed to complement the overall appearance of development, and should not appear
temporary or unfinished.

3. SOLAR ORIENTATION AND ENERGY EFFICIENCY OF BUILDINGS
The intent is to maximize energy conservation opportunities through application of passive
design principles. These principles lead to buildings designed to require less energy input to cool
in hotter months and heat in colder months. Further, the intent is also to limit the energy
consumed by buildings by encouraging use of alternative energy sources and the use of high
quality durable materials with a long lifespan.
a. Orient and mass buildings to maximize opportunities for passive solar heating and
cooling, solar hot water and photovoltaics, and natural lighting and ventilation. Where
possible, situate the long axis of major building elements in the east-west direction.
b. Site and orient buildings to take advantage of prevailing winds for cross ventilation.
Buildings should have units with exterior ventilation (operable windows) on two sides to
encourage passive cooling through cross ventilation.
c. Building massing that promotes units with potential for exterior ventilation on two sides
is strongly encouraged.
d. Incorporate the use of roofing materials and colours with a high “albedo” (e.g., materials
that reflect heat energy from the sun) to reduce the absorption of heat into the building
and reduce the “heat island effect.”
e. Use exterior shading devices to manage heat gain from solar exposure. These may be
adjustable, such as fixed awnings or retractable canopies, or fixed, such as projecting
roofs, deep balconies, light shelves, fixed fins and similar features into building design to
shade during the summer but provide solar access in winter.
f. Limit the amount of glazing, especially on west and southwest exposures, where 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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5. Residential Street Front
Residential buildings should be oriented and designed to balance a sense of community and
neighborliness while still allowing privacy of individual units.
a. Emphasize residential scale and street orientation through changes in architecture and
articulation of building form.
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:
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•

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.
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7. PEDESTRIAN COMFORT AND CIRCULATION
These guidelines aim to create a high quality, comfortable and pleasant experience for
pedestrians in the Downtown.
a. Provide for the comfort and interest of pedestrians on the sidewalk and in public spaces
through lighting, signage, seating and continuous weather protection such as canopies
and awnings.
b. Provide high quality and pleasant public streetscapes with sidewalk details such as
interesting tree grates, paving inlays, stamps, or colour, and are consistent with existing
sidewalk patterns.
c. Provide easy access that is suitable for all ages and abilities from the street to building
entrances and for important walkways within the development. Provide smooth, non-skid
walking surfaces and gentle grades. There may be changes in the grade of walkways from
individual units to the public street.
d. Provide shielded, down lighting to ensure the safety and comfort of pedestrians on the
public sidewalk. Provide for security and ambient lighting but minimize light pollution.
Energy efficient lighting such as LED or solar powered lighting should be used where
ever possible.
e. Ensure safe circulation by distinguishing areas for walking and cycling from parking and
traffic.
f. Provide street trees in public right-of-ways along streets to soften the urban environment
and reduce the scale of the street to a more human level.
g. Ensure lanes and narrow streets are pleasantly designed and safe by indicating an edge
between the public street and private land. Consider interesting paving details that
delineate pedestrian circulation and drainage patterns. Provide opportunities for visual
oversight and lighting from buildings onto narrow streets or lanes.
h. Incorporate the principles of Crime Prevention Through Environmental Design (CPTED)
such as lighting, visibility or natural surveillance, control of trespass, prevention of blind
spots or hiding places, clear access, and safe parking garages. Seek professional
evaluation for large or complicated proposals.
i. Within CPTED guidelines, minimize exterior lighting energy demand by minimizing
lighting and using high-efficiency luminaires and bulbs such as LEDs.
8. OUTDOOR SPACES
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.
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c. Incorporate public art in all open spaces where ever possible.
d. Provide for pedestrian permeability with multiple opportunities to access and move
through public open space.
e. Locate outdoor spaces to capture the sun and create an inviting gathering space. Suitable
overhangs, canopies and trees for shade and rain protection should be incorporated.
f. Spaces should be designed to be programmable for inter-generational activities and uses.
They could include:
•

a playground suitable for a variety of ages and that is visible from residential units

•

benches and/or tables

•

landscaping

•

a patio to encourage social interaction

g. Lower flat roofs should be structurally and architecturally designed to accommodate
forms of rooftop landscaping and outdoor activity.

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.
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:
•
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•

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
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Project Description for 35-Unit Townhouse Development at 101 McInnes Street, New
Westminster, BC
February 15, 2012
This project proposes a ground-oriented townhouse development at 101 McInnes Street, in a
manner consistent with the current Zoning Guidelines for the area.
When completed, the proposed development will provide, in total, 35 townhouse dwelling units
consisting of:
1. Twenty-five (25) two-bedroom units (some with additional flex space or dens) with floor
areas ranging from 784 s.f. to 1,092 s.f.
2. Eight (8) one-bedroom units (some with additional flex space) with floor areas ranging from
614 s.f. to 621 s.f.
3. Two (2) three-bedroom units, each with floor area ranging from 1,195 s.f. to 1,210 s.f.
Context
The Project’s site is bounded by Moody Street, McInnes Street and Royal Avenue. The
property to the East of the site is a sister project of the subject development under construction,
sharing similar massing and style and further to the East is a newer 16-storey high-rise
residential tower. The site to the West of McInnes Street is occupied by a 20-storey residential
tower and across Royal Avenue to the North is a mixture of single detached houses and small
scale multi-family residential buildings of low massing (generally 2-3 storeys). Across Moody
Street to the South is a group of high-rise apartment buildings.

Form and Character
The subject site occupies the Westerly balance of the block immediately adjacent to its sister
project Brickstone Walk of the same lot size(132’x132’) at 828 Royal Avenue presently under
construction.
As such, the two projects share a nearly identical street presence of the “brick heritage style”,
possessing the same architectural elements such as exterior finish of brick and ‘Hardi’ siding,
and decorative details including cornice treatment at the roof and all unit entries and a very
similar massing. There will be an over-all continuation of the same heritage brick feel and
rhythmic articulation of stepping-down bays.
Looking at the overall site, this development consists generally of two separate buildings, as
does its sister development, one fronting Royal Avenue (Building A) and the other fronting
Moody Street (Building B), but with a notable exception of an elevated infill massing bridging
the two buildings at the West end of the development (2nd and 3rd floors) fronting McInnes
Street. This connecting piece between the buildings A and B at levels 2 & 3 provides an
opportunity to create a centrally framed entry gate with a view to the courtyard within from
McInnes Street. This arrangement allows this development to treat McInnes Street as a proper
Street rather than treating it more like a lane with the side of the buildings facing McInnes.
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The South building (Building B) is 3 stories high and the North building (Building A) is 4 stories
high. This lower massing to the Southern exposure minimizes the shadow area in the usable
open space between two buildings and also ensures a minimum shadow cast on the North
building’s South face.
Landscaping
This landscape is designed as a drought tolerant landscape through the use of selected drought
tolerant plants, mulches and compost materials. The landscape will require a minimum amount
of watering after the establishment period. Please refer to Landscape Plan and plant list.
Permeable paving is used wherever possible to maximize storm water infiltration. In addition the
introduction of Roof-top Patios have been included to the upper units of Building B to provide an
extended amount of useable open space for the occupants, while also creating a semi-green
roof area for neighbouring condominium properties to look down upon, rather than a typical flat
roof.
Density
As introduced above, this development proposes a higher total unit numbers compared to its
sister development at 828 Royal Avenue. This development will consist of 35 dwelling units
whereas the Brickstone Walk Project will consist of 29 units.
In addition to this higher unit density as described above, the overall Floor Area of 31,471 sf
with a resulting FAR of 1.81.
Vehicle and Pedestrian Circulation
Access to the development will be through:
1. a series of street-level pedestrian entries directly off Royal Avenue to their respective
units.
2. a secondary entry gate from Royal Avenue (East of Building A) to serve all the
courtyard-entry and Moody Street units.
3. a main entry gate from McInnes Street (between Building A and Building B) to serve all
the courtyard-entry and Moody Street units.
4. vehicular access directly off of Moody Street.
The entry gate serving the courtyard (usable open space) will secure the internal courtyard area
and maintain privacy and safety for the residents. For Building A, all units facing Royal Avenue
(Levels 2 to 4) will be accessed directly from the Royal Avenue sidewalk whereas all level 1
units will be accessed from the courtyard. For Building B which fronts onto Moody and McInnes,
all lower level units will be directly accessed from the courtyard level. All the upper-level Building
B units will be accessed from the courtyard through a series of individually defined entry stairs.
The elevated infill massing facing McInnes Street contains only one dwelling unit and it will also
be accessed from the courtyard by way of an entry stair, immediately after entering the McInnes
Street entry gate.
All parking will be in the underground parkade under the main floor/courtyard (Level 1) concrete
slab. This parking facility will be accessed from the street-level of Moody Street via one
vehicular entry gate with an incorporated man-door. The security of the parking area will be
established by the Moody Street overhead gate. Once in the parkade, users can access the
usable open space (courtyard) above through the exit stair or elevator provided near the
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eastern-end of the center of the parking area/ useable open space above, or alternatively
directly onto to Moody Street through the provided pedestrian exit at the vehicular entrance.
Sustainability
The following sustainable design features have been considered in the development:
•

•
•
•
•
•

The development’s landscape is designed as a drought tolerant landscape through
the use of selected drought tolerant plants, mulches and compost materials. The
landscape will require a minimum amount of watering after the establishment period
through the use of a high-efficiency irrigation system.
Sub-trades will be encouraged to use recycled materials, including recycled content
in steel, concrete, window frames etc., wherever feasible.
A central recycle bin will be provided during the construction phase and construction
waste will be grouped into wood, plastic, metal, drywall, etc, & will be delivered to an
appropriate transfer station for recycling.
Energy-efficient lighting and appliances will be utilized in the dwellings along with
programmable thermostats to reduce unnecessary energy consumption.
The extensive use of; brick, thermally-broken, double to triple-paned windows with
low-e glass and landscaped roofs have been used to reduce solar heat-gain and
reduce energy consumption for cooling.
Low VOC paints and adhesives will be utilized for this project.

Variances
1. Off-street Parking Requirement Variance
An extensive Parking Study was conducted by EBA for this project and found
that a reduction in the number of on-site parking stalls from 55 to 43 could be
reduced based upon several factors, including the projects:
a. Walk-able proximity to rapid and regular transit,
b. accessibility to services (within walking distance to retail, commercial and
other personal services),
c. central location within the municipality –Precedence has been set by other
urban cores to reducing the amount of required off-street parking (i.e. The
city of Surrey) due to access to transit and services afforded by living in an
urban central core,
d. Availability of on-street parking on Blackie and Moody Streets.
2. Setback Variances
a. It was found that the required side-yard setback for buildings exceeding 40’
does not seem justified for application to this project. The impact of this
variance would be negligible because of the existing and proposed grade
differential between the two developments and as a result, not produce any
significant issues in regard to the neighbouring property’s spaces or it’s
occupants in terms of their live-able, useable or functional needs.
b. We also found that the requirement for a 5’ setback for the parking structure
below the Average Height Datum line could be reduced to 3.09’ based upon
the fact that the property at 813 Agnes Street (directly south of the site) has a
large concrete wall that seems to contravene the very same intentions of the
by-law as it stands. However, in exchange, we wish to improve the pedestrian
conditions along McInnes Street by providing several new public amenities,
including; a new city sidewalk that is partially on the subject property,
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complete with a new curb and gutter. In addition, a strip of soft landscaping
will be created with low-lying hedging and climbing vines to both screen the
parking structure wall and to develop a new landscape vocabulary along
McInnes Street.
3. Maximum Above-Height Horizontal Measurement Variance.
The maximum above-height horizontal measurement bylaw seems to be in place to
limit both the footprint and the setbacks for any potential tower. Due to the fact that
this project is not a tower and is attempting to fit the design intent as set by the
project at 828 Royal Avenue, we believe that an increase in the permitted lineal
dimension is not unwarranted.
Conclusion
Architecturally, the project has been designed to compliment and add to the lustre of the
adjacent project at 828 Royal Avenue, which proudly displays the rich Imperial heritage of Royal
City along with the integration of modern urban architecture.
A conscious decision was made to develop a series of ground-oriented townhouses to provide a
sufficient diversity of dwelling choices for the public to inhabit. It is believed that the introduction
of these townhouses will continue to add to the varied contextual fabric of the local
neighbourhood and will make a beneficial contribution to its continued sustainability and growth.
Keeping in mind the central downtown location, accessibility, and surrounding urban ‘feel’, a
significant number of units have been designed to be suitable for ‘ live and work’ residences.
The primary pedestrian entrance for this development will be accessed from McInnes street by
way of a newly landscaped and constructed sidewalk and refurbished street to the courtyard
that is nearly at street-level. With the construction of this new sidewalk and a refurbished street,
landscaping will be added to both McInnes and Moody Street to create a softer and more
natural connection with this development, thereby establishing a new street presence with
McInnes which is more or less considered an alley at present.
Matthew Cheng, MAIBC
Matthew Cheng Architect Inc

MATTHEW CHENG ARCHITECT INC.
# 202-670 Evans Ave., Vancouver, B.C., Canada V6A 2K9
TEL: (604) 731-3012
CELL: (604) 649-0669

FAX: (604) 731-3908
Email: mcai@telus.net

Crime Prevention through Environment Design (CPTED)
The following measures have been incorporated in the design of this Townhouse Development:

Access Control:
•
•
•
•
•
•

The development’s security and Territoriality would be achieved two gated entry/exit
points to the private courtyard area.
An electronic key/card fob system will be used for accessing front/ parking/ storage/
elevator, etc.
The garbage and recycling areas are located within the parkade to eliminate any nonoccupant individuals from accessing and scavenging through the contents of these
areas.
The developer will liaise with the Canada Post office to meet the requirements for
current and new technology use (such as Timer Devices on postal keys to eliminate or
minimize mail theft) in this project.
Attention to the visibility in and out of the parking entrance from Moody Street has been
carefully considered to provide motorist and pedestrians with a good level of surveillance
and safety.
The design of the exterior does not provide any possible places of victimization by
eliminating hidden corners and areas which could be conducive to the concealment of
an individual.

Lighting:
•
•
•

Front entry gateways and doorways will be well illuminated with appropriate level of
lighting (balance between light pollution and security).
Underground parking and stairwells will be painted white so that “over-illuminating” will
not be necessary.
Lighting for individual balconies, patios and porches will be individually activated and
public area lighting such as main entry, parking entry, exit and exit stair will be activated
by automatic timer/sensor.

Hierarchy/Defensible Space/ Territoriality:
•

At perimeter areas around the property, private space will be clearly indicated with the
use of fencing, landscaping, and signage. The signage will indicate who and how the
users will access and use the site.

Target Hardening:
•

Front entry doors and gateways will be equipped with a full length astragal to prevent
and discourage forced entry

MATTHEW CHENG ARCHITECT INC.
# 202-670 Evans Ave., Vancouver, B.C., Canada V6A 2K9
TEL: (604) 731-3012
CELL: (604) 649-0669

•
•
•

•
•
•
•

FAX: (604) 731-3908
Email: mcai@telus.net

The secondary exit (to Moody Street) from parkade will be equipped with EXIT ONLY
hardware or keyed panic hardware with a flush-mounted rim cylinder on the outside with
a pull handle will be installed.
All unit doors will be equipped with minimum 1” deadbolts, security interlock plates, door
viewers, and if frames are wood, 3” screws in strike-plates.
All patio, balcony and deck doors (sliding or French style) will be equipped with a pintype locking mechanism into the frame (or equivalent locking mechanism) in addition to
the primary lock. All sliding windows will also be equipped with a secondary locking
mechanism in addition to their primary locking mechanism.
All sliding patio, balcony and deck doors and windows will be equipped with lift and slide
protection along with the sliders being hung on the inside of the frame.
Storage areas/lockers will not be identified with door labeled as “Storage Lockers” and
will be provided with the highest quality security hardware (commercial grade 1).
All common areas including storage lockers, parking, mail areas, common rooms, etc
will be equipped with commercial grade 1 heavy-duty latches. Key in latch locks for
common areas will not be installed.
In the bicycle storage compounds, individual bicycles will be lockable as per New
Westminster’s bicycle storage by-law, onto provided solid steel racks (TAU model by
Dobra Design – 5139 Sommerville Street. Vancouver 604-733-9486) - (See attached
information sheet on following page.)

Surveillance:
•
•
•
•

Fencing facing sidewalks will be aluminum picket fencing so that surveillance in and out
of the property is possible and so that graffiti will be facilitated.
Landscaping materials and design have chosen so that they will not impede any sight
lines around corners, in/out of suites, or doorways. The selected plants will not grow
unruly.
Outside staircases have an open design to eliminate blind corners and areas of
concealment.
The Bicycle compounds will have adequate view corridors (in and out) through the use
of a steel mesh fencing (transparent) so that the spaces inside and out will be in full view
of the users before entering/exiting.

Matthew Cheng, MAIBC
Matthew Cheng Architect Inc.

MATTHEW CHENG ARCHITECT INC.
# 202-670 Evans Ave., Vancouver, B.C., Canada V6A 2K9
TEL: (604) 731-3012
CELL: (604) 649-0669
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Email: mcai@telus.net
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SUSTAINABILITY
REPORT CARD
Planning Division

PROJECT TYPE: RESIDENTIAL

June 2011

Date: _______________________________________________________
February 1, 2012

Categories

848 ROYAL AV NEW WESTMINSTER
Project Address:_______________________________________________

VERSION # 2
Rezoning or
Development Permit Number: ___________________________________
35 TOWN HOMES

REQUIRED

1

Page 1

Social & Cultural

Page 8

Economic

Short Description of Project:______________________________________

Environment

Environment

APPLICANT
Subject Area

Includes a plan for construction waste
Waste &
disposal, specifying what percent of materials Materials
to be recycled. See Metro Vancouver’s DLC
Waste Management Toolkit.

Score

Explanation

STAFF
Score

Recycled material:

Complies

60
= _________
% of demolition
1

80
= _________
% of construction

1

Recommended:
60% of waste for demolition (by weight)
80% of waste for construction (by weight)
/1

2
REQUIRED

Comments

Uses construction techniques which minimize
site disturbance (sedimentation & erosion)
during the development phase.
See specifications in the City’s Building Permit
Requirement Package.

Stormwater

/1

sedimentation and erosion control
will be used, as designed by the
civil engineers.

Complies
1

1

/1

/1

Page 11

848 ROYAL AV NEW WESTMINSTER

Environment
REQUIRED

3

Provides for stormwater retention &
evaporation, and groundwater treatment &
recharge in the stormwater management
plan.

February 1, 2012

APPLICANT
Subject Area

Score

Stormwater

3
See Metro Vancouver’s Stormwater Source
Control Design Guidelines.

/3

REQUIRED

4

REQUIRED

5

Uses drought-tolerant landscaping and/
or high-efficiency or captured rainwater
irrigation systems.

Stormwater

Provides plants and staked trees in accordance
with the BC Landscape Standard.

Habitat

Explanation
stormwater will be managed
through several different systems,
including rain-water leaders and
surface collection of rain-water in a
courtyard, which will retain any
surface water prior to being filtered
through draintiles and
sediment-control/ oil recovery
sumps. All water will then be
discharged to city lines.

drought tolerant landscaping will be
provided as designed by the
landscape architects. Note will be
1
added on the drawing to show this,
A high efficiency irrigation system
will be installed. After 2 years some
/1 zones will be shut off.

Landscape Architect will be
requested to use BC Landscape
standard for landscape design

1

STAFF
Score Comments

N/A
Explanation provided is
standard procedure
3

Constrained site

/3
Not detailed on development
plans
0

/1

Complies

/1

REQUIRED

6

7

Uses energy-efficient lighting in individual
units and common areas.

Provides programmable thermostats in each
unit.

Energy
Efficiency

Energy
Efficiency

energy efficient lighting will be
provided in all common areas in
addition to strategiv placement
1
within each unit's common living
spaces, such as Living and Dining
/1 areas.
programmable thermostats will be
provided in each unit.
2

/1
Complies

1
/1
Complies

2

/2

VERSION # 2

Noted on development plans

1

/2

Page 2

848 ROYAL AV NEW WESTMINSTER

Environment
REQUIRED

8

February 1, 2012

APPLICANT
Subject Area

Provides EnergyStar-rated appliances.

Score

Energy
Efficiency

See www.energystar.gov under ‘Products’.

Explanation
Detail type of appliance:
dishwasher, fridge and clothes
washers will be energy star rated.

1

STAFF
Score Comments
Complies

1

/1
Uses low-VOC (volatile organic compound)
products such as paints, carpeting and
adhesives to improve indoor air quality.

carpeting, paint and adhesives will
be low VOC.

Waste &
Materials

REQUIRED

9

/1

1

Complies

1

/1

10 Above City requirements, provides 4-stream

recycling collection (newsprint, paper,
containers, organics) in a secure common area
as per Draft Metro Vancouver Recycling Space
Standards (Appendix A).

Waste &
Materials

/1
Recycling space proposed:

Complies

100
= ___________
sq ft
Four stream recycle provided

2

2

EARLY STAGE

/2

11

Achieves a recognized industry standard for
Building Rating
energy efficiency or sustainable design, such as
LEED; BuiltGreen Gold; BC Hydro PowerSmart
Gold; Energuide 82; or performance 25% better
than the Model National Energy Code.

/2
Not provided to such standard but
many features have been
incorporated
Energy efficiency increased by
abundant use of brick, low E glass,

4

Requirement not met

0

EARLY STAGE
/8

VERSION # 2

/8

Page 3

848 ROYAL AV NEW WESTMINSTER

Environment

February 1, 2012

APPLICANT
Subject Area

12 Provides open greenspace and other greened

Score

Habitat

Raised planters will be provided
through-out the project's courtyard
and roof-top/ private patios, in
addition to the proposed green
walls for the south and west
parkade walls.

features, including landscaped common areas
and walkways to green the built environment.

EARLY STAGE

Explanation

3

Provides space for growing food in common
areas (i.e. at-grade gardens or raised planters).

STAFF
Score

Points for courtyard and roof
top landscaping, as well as
two greenwalls
3

/3

13 Retains sound original trees and landscape

Habitat

features or provides a net gain in tree canopy
and landscaped area.

EARLY STAGE

Comments

/3

Net tree gain

N/A

0

2

See specifications in the City’s Building Permit
Requirement Package.
/2

14

Maximizes use of passive solar design to
reduce excessive heat loss/heat gain and
reduce energy consumption.
Examples:

Energy
Efficiency

/2

Extensive use of brick finish is
utilized to reduce solar heat-gain,
while also reducing heat-loss
through thermal massing.

EARLY STAGE

Points gained on most of the
items noted in explanation.

To aide in passive cooling,
operable, low-e windows will be
installed so that cross-ventilation is
provided to each unit. However,
window glazing has also been
minimized (less than 60%) to
reduce any excessive external
solar heat-gain.

• Sites/masses buildings to maximize
natural lighting on sides with limited solar
exposure.
• Provides operable windows on two sides of
units to allow cross-ventilation.
• Uses landscaping & deciduous trees to
limit summertime solar gain & maximize
wintertime solar access.
• Limits overall amount of exterior glazing to
minimize seasonal heat loss/heat gain:
• If possible, state the glazed area % of
envelope = _______%
Recommended: Below 60%

3

• Uses exterior window shading devices to
limit excessive solar heat gain.
• Uses high albedo (“white roof”) roofing to
limit heat gain/heat island effect.

VERSION # 2

/4

3

/4

Page 4

848 ROYAL AV NEW WESTMINSTER

Environment

APPLICANT
Subject Area

15 Achieves building energy performance above
Building Code requirements.

February 1, 2012

EARLY STAGE

16 Incorporates alternative energy systems, such
as geo-exchange, solar, or district energy.

Energy
Efficiency

Score

Explanation
Low E tinted windows are being
provided on south and west
elevations.

2

STAFF
Score

Alternative
Energy

EARLY STAGE

Does not exceed Building
Code requirements

0

/4

Comments

/4
Specify % of energy provided:

Does not meet requirement

none
0

0

Example: Solar or geo-exchange systems for
building hot water heating.
/4

17 Provides a co-op vehicle and assigned parking

Transportation

Co-op vehicle concept was
considered but not posiible as site
is small for separate locked gate

space as per City parking reduction incentive
policy.

EARLY STAGE

/4
N/A
Site considered too small to
have separate area for co-op
vehicle.

0

Zoning By-law Section 150.74 allows a 3-space
parking reduction if a co-op vehicle & space is
provided. See also www.modo.coop.
/1

18

Incorporates use of recycled and/or salvaged
materials, including those salvaged from
on-site or off-site heritage buildings.
Facilitates salvaging of on-site heritage
materials by contractors or persons/groups
with a heritage interest.

/1
Specify % of material:
Windows will be salvaged from the
existing Heritage home on this lot
along with any other useful
materials, for use in the New
Westminster museum.

Waste &
Materials

1

1

Recommended:

Efforts to salvage heritage
home are acknowledged.

Recycled-- minimum 7.5%*
Salvaged/Refurbished-- minimum 10%*.
*% of total building material cost. Note also
that heritage lumber/siding must be graded.
/2

19 Incorporates landscaped roofs on concrete
buildings to improve building energy
efficiency, reduce heat island effect &
stormwater runoff, and create habitat &
biodiversity.

Stormwater &
Habitat

Raised planters with vegetation
including small trees and shrubs
will be utilized in the courtyard to
control any heat-island effects.

2

/3

VERSION # 2

/2
N/A
Not applicable as it is not a
concrete building

/3

Page 5

848 ROYAL AV NEW WESTMINSTER

Environment
20 Provides 20 cm (8 in) of topsoil as finished

February 1, 2012

APPLICANT
Subject Area

Score

Stormwater

grading for groundwater recharge and
stormwater retention/evaporation.

1
/1

21

Reuses existing topsoil and other soils through Stormwater
on-site or nearby storage and topsoil screening
or other related practices.

Explanation

STAFF
Score

Grass is not possible due to
parkade but many planters and
pavers with drainage below shall
do the same job.

N/A

/1

n/a
0

Limited opportunity to pursue

Habitat

native or adaptive species which provide
multi-storey habitat (groundcover, shrubs &
trees).

Limited opportunity due to
grades

N/A

/1

22 Removes invasive species* and incorporates

Comments

/1
The existing site will be cleared of
all vegetation. A combination of
native and non native plants will be
used to create a diverse mixture of
plants in a multi-storey habitat

1

Insufficient evidence on
development plans
0

*Defined by Invasive Plant Council of BC
www.invasiveplantcouncilbc.ca
/1

23 In wood-frame buildings, incorporates highefficiency HVAC systems (heat recovery
systems, variable speed fans, etc.).

Energy
Efficiency

/1

n/a

Not applicable for a building
with individual unit heating and
no common interior space.

0

/2

24 Provides electric plug-ins to support use of

Transportation

Conduits will be provided for strata
to be capable of having 2 car
charging facility.

1

See BC Hydro’s Electric Vehicle Charging
Infrastructure Deployment Guidelines
/1

VERSION # 2

/2
% of resident stalls:
5%

electric vehicles.
Recommended: 10% of resident stalls.

N/A

Does not meet requirement

0

/1

Page 6

848 ROYAL AV NEW WESTMINSTER

Environment
25 INNOVATION—
ENVIRONMENTAL SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

26 CONSTRAINTS—
UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE:
ENVIRONMENTAL ITEMS

VERSION # 2

February 1, 2012

APPLICANT
Subject Area

Score

Explanation

STAFF
Score Comments

Design is based on low rise building that fits
asthethically well amongst the surrounding
high rise towers. There is extensive use of
brick for better insulation and sound
attenuation. The inclusion of windows and
doors along Royal Ave. will also be utilized
to address noise concerns as suggested by
a Professional Accoustical Consultant.

Due to the site's extreme cross-slope
gradient change, it has been difficult to
incorporate, let alone exceed the extensive
deployment of sustainable design in this
project, while still remaining financially
viable.

32
/51

22
/51

Page 7

848 ROYAL AV NEW WESTMINSTER

Social & Cultural
27 Provides adaptable housing design features
above City requirements.
EARLY STAGE

February 1, 2012

APPLICANT
Subject Area

Score

Accessibility

Includes other adaptable housing & barrierfree design features beyond Building Code.

STAFF

Explanation

Score

% of adaptable units:
Steep slope on site required many
stepped levels which are not
conducive to adaptable design on
this site. Efforts were made to the
best possibility but it would have
been at the cost of density which
will result in housing units.

0

Examples: Housing for the lifespan of all
people including children & parents with
strollers; visitability features.

N/A
Adaptable Housing not
practical due to lack of single
storey accessible units

/3

28

Provides ground-oriented units.

EARLY STAGE

29 Provides a diversity of unit sizes.

Housing

1

/3
16 Royal units are ground-oriented

/1

Housing

Unit Type

EARLY STAGE
1

31

Includes affordable market housing units.

Housing

1BR

8

2BR

23

3BR

4

/5
Housing

EARLY STAGE

/4

32

Includes a professional heritage conservation
plan. Achieves a recognized industry
standard* for heritage conservation.

Heritage

*Defined in “Standards & Guidelines for the
Conservation of Historic Places in Canada”. See
www.historicplaces.ca

VERSION # 2

0

0

/4

No guarantee on rental units

No guarantee on affordable
housing

/4

Windows and other heritage items
are being salvaged for reuse in
other projects.
Maximum efforts made to save
entire house.

0

EARLY STAGE

1

/5
Units are affordable as sale price
per sq ft is much lower than
Burnaby or Vancouver, attracting
new people to New Westminster.

3

Complies

/1

n/a

0

Complies
1
/1

% of Total

/1

30 Provides long-term market or non-market
rental units.
EARLY STAGE

Comments

N/A
Heritage conservation plan not
included as heritage house
was not retained.
/4

Page 8
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Social & Cultural
33 Includes reuse of an existing heritage

February 1, 2012

APPLICANT
Subject Area

Score

Heritage

structure through restoration or
rehabilitation. May include re-location.

1

EARLY STAGE

Explanation
Intense efforts were made to
relocate and salvage this home.
Windows and other heritage items
will be salvaged for re-use in other
projects.

/2

34 Includes references to historic site or

Heritage

neighbourhood character or history in the
proposed architecture and/or land use.
2

Integrates authentic and existing heritage
features such as signs, garden walls, gates,
sidewalks, and/or heritage trees/landscaping.

EARLY STAGE
35

✔

3

Heritage house was not
retained, but effort is
acknowledged.

Use of brick acknowledged
with one point.
1

Points listed in explanation are
requirements
One point for heritage plaque
1

3 new side walks
f) Other___________________

Provides private amenities (check all that
apply):
✔ a) Accessible green roof
b) Play areas
✔ c) Social gathering place
✔

1

Comments

/2

The introduction of a new sidewalk
will be provided along McInnes to
make the street more useable,
along with the replacement of the
existing sidewalks, curbs and
gutters on Royal Avenue and
Moody Street for their continued
and increased use well into the
future.

/4

36

Score

/2

The building makes reference to
historical New Wesminster's old
brick buildings with wrought-iron
gates and fences, through the use
of extensive brick use, arched
brick entry to courtyard, corniced
parapets and black-painted;
picketed aluminum guard-rails,
hand-rails and gates.

/2

Provides public amenities above City voluntary Amenities
amenity contribution policy (check all that
apply):
EARLY STAGE
a) Child care facility
b) Communal gardens
c) Play areas
d) Public art
e) Public gathering place

STAFF

Amenities

2

roof top patio and green space
d) Other____________________

EARLY STAGE

VERSION # 2

/2

/4
Private roof top patios are provided
with planters. Benches, picnic
table, and green spaces provide
space for social gathering within
the central court yard. A large
checker board built into the
courtyard paving for play.

Complies

2

/2
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Social & Cultural
37 INNOVATION—
SOCIAL/CULTURAL SUSTAINABILITY ASPECTS
NOT CAPTURED ABOVE:

38 CONSTRAINTS—
UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE:
SOCIAL & CULTURAL ITEMS

February 1, 2012

APPLICANT
Subject Area

Score

Score

Comments

The development has been designed to
reflect the heritage culture that is valued
and associated with New Westminster by
incorporating the use of brick, and other
detailing that is observed in the city of New
Westminster's historical heritage buildings.

There is a very steep slope in both
directions north to south, and east to west.
There are several steps in parkade slab to
accomodate this slope. Adaptable design is
almost impossible.

13
/28

VERSION # 2

Explanation

STAFF

7
/28

Page 10

848 ROYAL AV NEW WESTMINSTER

Economic

February 1, 2012

APPLICANT
Subject Area

39 Results in net increase in the City’s property

Score

Employment

tax base.

4
/4

40 Creates more intensive use of land that

Land Use

Explanation
Yes, the increased density and
change of use of the three lots will
increase the tax base for the
existing lots.
Yes, the increase in density of this
lot will facilitate the continued and
increased frequenting of local
businesses and establishments.

supports local businesses.
2

EARLY STAGE

STAFF
Score

Complies
4

/4
Complies

2

/2

41 Redevelops a contaminated brownfield site.
EARLY STAGE

Land Use

42 Supports and/or is compatible with the

Land Use

/4

3

3
Proposed density is higher than
current, resulting in a benifit to
surrounding businesses.
/3

ECONOMIC SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

44 CONSTRAINTS—
UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE:
ECONOMIC ITEMS

VERSION # 2

Complies

Columbia Square shopping center
is within half a block of the project.
Skytrain is within walking distance
of the project.

Supports walking to shops & services
by strengthening an existing/planned
neighbourhood centre or broadening its
current retail/service mix.

43 INNOVATION—

Complies

4

/4

ongoing viability of surrounding existing
commercial or industrial employers.

EARLY STAGE

/2
N/A

0

Comments

/3

It was a challenge to acquire 3 properties
to develop this site and revitalize it in such
a way to remove the current association it
has with being an undesireable location
aesthetically and socially.
It took courage to develop this challenging
steep site, due to the difficulties it
presented financially to work with the
existing city by-laws & sustainability
concerns of prospective buyers and
neighbours, while being economically
affordable to these prospective purchasers.

9
/13

13
/13
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APPENDIX A
Draft Metro Vancouver Recycling Space Standards
(Note: Access Standards may be added at a later date)
In addition to storage space for the deposit and collection of garbage or refuse:
1.1 The minimum size of the centralized recycling storage space for multi-family residential buildings and hospitality
lodgings shall be the greater of:
(a) 5 m2 (53.8 sq ft) or
(b) the space allocation determined by multiplying the number
of housing units by 0.19 m2 (2.05 sq ft)
1.2 For new multi-family building construction only, the centralized recycling storage space must also include a “Flex
Space” for storage of other reusable or recyclable materials. The required size of this space is 50% of the space
allocation for recyclable materials specified in Section 1.1.

Summary Project Scoresheet
Address: 848 ROYAL AVENUE
Date: FEBRUARY 20, 2012
Category: RESIDENTIAL
Rezoning or DP Number: SDP 187
Description: 35-unit townhouse development
Max.
Score

Environment
Maximum Score-Residential
Items Not Applicable

3
3
5
11

TOTAL Not Applicable
Maximum Score-Residential on this Site
18

Points & Score Achieved

22

as %

Economic

heritage
adaptable

as %

13

4
3
7

21

13

14
40 55%

Max.
Score

28

40

Missed Points

missed items

Max.
Score

51
landscaped roof
stormwater
HVAC, topsoil, co-op car

Sustainability Highlights
achieved items

as %

Social &
Cultural

7

0
21 33%

13

ENVIRONMENT
net tree gain, greenwall on Moody St.
recycling facilities, passive solar design

SOCIAL
private amenity space
ground-oriented units
heritage: plaque & use of brick

ECONOMIC
maximizes density
supports Downtown retail
re-develops brownfield site

LEED/BuiltGreen rating, energy-efficiency
alternative energy, electric vehicle plug-ins

public amenity
rental and/or affordable units

none

13 100%

