NEW WESTMINSTER DESIGN PANEL
Tuesday September 25, 2012 3:00 p.m.
Committee Room No. 2

AGENDA
1.0

ADDITIONS TO AGENDA

2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of August 28, 2012

3.0

DOWNTOWN DESIGN REVIEWS

4.0

DESIGN REVIEWS

4.1

26 East Royal Avenue (Parcel E)

Time
3:00 pm

3:05 pm
REZ00074

The City of New Westminster is proposing to amend the Woodlands Design Guidelines
for 26 East Royal Avenue (Parcel E) in order to allow the development of a mixed use
commercial and multiple unit residential development.
4.2

620 Salter Street

REZ00049
DPQ00056

Applications have been received for a rezoning and development permit at 620 Salter
Street in order to allow the development of a 54 unit townhouse development. (Matthew
Cheng Architect Inc.)
4.3

273/275 Sherbrooke Street

REZ00047

An application has been received to rezone the properties located at 273 and 275
Sherbrooke Street from RS-1 to a comprehensive development district. (Gordon
MacKenzie Architect)
5.0

REPORTS AND INFORMATION

6.0

UNFINISHED BUSINESS
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New Westminster Design Panel
September 25, 2012

7.0

NEW BUSINESS

7.1

Discussion of Architectural Models

4:30 pm

NWDP members would like to discuss the merits of applicants providing architectural
models as part of a design presentation.
8.0

CORRESPONDENCE

9.0

NEXT MEETING
October 23, 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 August 28, 2012 3:00 p.m.
Committee Room No. 2

MINUTES
VOTING MEMBERS PRESENT:
Mark Vance
- Chair, AIBC Representative
Tom Morton
- Development Industry Representative (UDI)
Keith Ross
- BC Society of Landscape Architects
Richard Vallee
- AIBC Representative
Jay Hiscox
- AIBC Representative (arrived at 3:17 pm; departed at 5:18 pm)
REGRETS:
Paul Goodwin
Steve Wong

- AIBC Representative
- BC Society of Landscape Architects

STAFF:
Jim Hurst
Michael Watson
Barry Waitt
Lynn Roxburgh

- Development Planner
- Planning Technician
- Senior Planner
- Planning Analyst

1.0

ADDITIONS TO AGENDA
There were no additions to the Agenda.

2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of June 26, 2012
MOVED and SECONDED
THAT the minutes of the New Westminster Design Panel meeting held on June 26, 2012
be received and adopted.
CARRIED.
All members of the Panel present voted in favour of the minutes.

August 28, 2012
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3.0

DOWNTOWN DESIGN REVIEWS

3.1

188 Agnes Street

DPA00002

An application for a Development Permit for 188 Agnes Street has been received in order
to allow development of a 121 unit high-rise with 9 townhouse units at the base. (GBL
Architects)
Michael Watson, Planning Technician, reported on the site context, Official Community
Plan considerations and Zoning considerations. He asked the Panel to consider the
following:
• Design changes – This project has been through the development process before with
a different owner. The new applicant is looking at modernizing and updating the
previous design however, is somewhat constrained by previous approvals (i.e. the site
has already been rezoned to a CD zone)
• Design guideline changes – Since approval of first design, the Downtown Community
Plan has been adopted. Staff would encourage the applicant to attempt to comply
with as many of the new design guidelines as possible.
• Top of building - Some floor space has been relocated from the base units to the
penthouse units. Staff would like feedback on appearance and bulk of the building.
• Horizontal and vertical elements – Applicant proposes to add more vertical elements
which have meant a loss of some of the horizontal elements. Staff is seeking
comments on the how the building can be given a distinct bottom and base on the
north and east elevations.
Questions for Staff from the Panel (Response in italics);
• Can you expand on the comment about the loss the horizontal elements at the base?
(Answered by Erich Schroder) More vertical elements have been added and some of
the horizontal provided a base where lost. The materials were changed after staff
gave this feedback to the applicant. The change in materials may address the
concerns about the loss of these elements – want panel feedback.
• Is the site the same? Yes – changed in previous renditions – the single family property
at the northwest corner of the site was added.
• Has this project always included the link to the park? Yes.
Eric Schroder, Architect, briefly outlined the previous design that was approved and
made the following comments:
• Features that have been changed include some of the horizontal elements.
• The new design has re-energised the building, including some of the vertical
elements.
• The floor plans of the units have changed; there are only some minor party wall
changes inside the building.
• Some of the townhouses and was moved up to the top floors to help with the layout of
the penthouse units.
• The key design elements haven’t changed. The typical floors have not changed.
August 28, 2012
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•

The main emphasis has always been on views. This includes views from the building
but also views around the building from up the hill. The building is narrow for this
purpose. In the new design the balconies have been changes to glass so that the views
are improved and the units feel more open.

Procedural Note: Jay Hiscox entered the meeting at 3:17 pm.
Eric Schroder, Architect, reported on the location and context of the building. The
following comments were made about the design of the building:
• The owner wants to reorient the entrance to the building towards Elliot Street to get
an Elliot Street address. One name being considered for the development is ‘The
Elliot.’
• The shadows haven’t changed.
• The main change is the orientation of the building to Elliot Street. This change works
because the downtown area and sky train is to the west of the site. The new location
of the door acknowledges that residents will want to leave the building and head this
direction.
• The connection to the park has been maintained.
• The access to the parking for the exiting building to the east of the site has been
maintained. Access to its parking off of Sarnia, which has now been consolidated into
this development site.
• Views are the defining element.
• Most of the landscape features have been maintained from before (e.g. the link to
park, municipal vehicle access to the park).
• The biggest change in the landscape plan is at the northwest corner as a result of the
change in the front entrance orientation.
• Previously, only a small amount of amenity space was provided. It has now doubled.
The space has expanded to include outdoor space that is accessible from the front
door area. The quality and the dynamic of the shared space have improved.
• There is still an access point from Agnes Street provided.
• Townhouses have had internal changes. The floorspace has been reduced to give
more room on the street.
• A dwelling unit on the ground level has been lost – the space is now amenity space
that connects to the front yard/outdoor amenity space. The typical floor plan and
overall floor plan hasn’t changes – new unit layouts
• The extra floorspace has been added to the penthouse level. There is two feet of
additional width in some spots.
• Plans have generally stayed the same as the previous plans. The height and the FSR
are the same.
• The elevations have been modified. The horizontal elements have been reduced. The
focused is on vertical elements. But some horizontal elements have been maintained
through the spandrels in the glass.
• The glass is now clear instead of coloured.
• The building colour is now more dynamic.
• The entry element has been changed from horizontal to vertical.
• The lantern at the top of the building has increased significance.
August 28, 2012
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The townhouse level is the bulk of the base on the west and south elevations. They
are what you see at the street level. The concrete has been changed to ebony brick.
The entry was to the tower is also defined with this significant solid piece at the base
of the building that uses the same material. This provides an overlap and a reference
between the tower and the townhouses. The brick is used in a simple ‘hand in hand’
element in both building and townhouses.
The other little piece that changes is the entry way along the street. There is a low
wall with columns and a trellis. This design references the picket fence at Irving
House. This element defines the entry.
The vertical goes up and turns back into the building.
The design has cadence. A few elements tie the building together.
The renderings show how the building is carved back on the upper levels.
The vertical elements are a terracotta coloured panel. Considered changing this
colour, but still come back to it. Think its best.
Some brick in the last design has been taken away but has been added into the base of
the townhouse in a different colour. Now beige brick which create an arm element.
A French blue has been added into the horizontal elements.
The Downtown Community Plan is met through the provision of ground oriented
housing; provisions of family oriented housing (through a mix of 1 and 2 bedroom
units); greening of the streets; tapering and sculpting of the top floors; a variety of
views; reduction of repetition (as you move around this building it changes – it is not
one repeating elevation); maintenance of views with narrow tower; unit layouts
maintain ventilation (almost all units have exterior two sites which improves cross
venation).

Senga Lindsay, landscape architect, presented the landscape plan:
•
•

•
•

•

The major changes to the landscape plan are to the north west corner to accommodate
the change in orientation of the front entrance and the desire to activate the frontage.
Everything else is from original application
Before the design was very insular. There was no access from Elliot Street. There was
a wall that wrapped around and the only building access was from Agnes Street. It
worked with the programming at the time because there was an additional unit at the
base of the tower. There was some conflict with adjacent amenity room.
Activation of the walkway and turning the ground floor unit into amenity space has
created a much more dynamic and open space.
Now there is an improved amenity area between townhouses and the main building
that leads out into the major walkway. The grade change is addressed through a series
of small steps up to original entryway. The separation between common area and the
walkway means the semi-private area is defined and is distinct from the walkway.
The space has been opened up but there are a series of low walls and trellises create a
semi-private space. So if you are walking on the street the common area feels like it is
a semi-private area which means people will feel more comfortable in the courtyard.
One the inside of the wall there are a series of stepped water canals which step down
with the grade. The water feature creates white noise and activates the space.
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Questions from the Panel (Response in italics);
• The beige colour brink is used in the townhouse? Yes. It’s a beige colour with ebony
flecks that tie in nicely with the ebony brick on at the base of the tower.
• Which is the ebony brick on the rendering? An arm around the townhouse entrance
and vertical band starting at the entrance of the tower.
• Can you expand on the comment about the loss of horizontal elements at the base?
More vertical elements have been added and some horizontal elements previously
provided at the base have been lost. Since receiving staff’s feedback the materials
have been changed, which may address staff concerns – want panel feedback.
• Is the site the same? Yes – but the site did change in previous renditions. Added in the
one sdd property.
• It always included the link to the park? Yes.
• What’s the width at the most shallow point of the outdoor common area – between
townhouse wall and the wall and the tower wall? Think the distance is 16 feet plus or
minus. There is enough space to accommodate a walkway, planters and a café table.
• Townhouses back onto this space? Yes – there is a semi-permeable separation
between the townhouses and the common space created by planters.
• How much change between the floor level of the townhouses and the street? Have to
have privacy for townhouses from the street/walkway. How is this handled? There is
grade change – the floor level is above the street. There is a patio area and then
planters are used to step down to the sidewalk/walkway.
• Are the planters at the height of a guardrail? How high is the planter? It appears on
the plans that there is a solid guardrail, but planters should be shown instead. The
planters step down gradually, less then a two foot drop to soil level, to avoid having
to include guardrails. In some cases there are two steps of planters (i.e. on the south
side).
• How does the dark and light fenestration work? What determines what is dark and
what is light? The dark is influenced by the elevator core. Right now it shows at two
different tones, but it should all be the same.
• Comment to the panel – not withstanding that this is a resubmission – this would be
easier to see as a model. In general it would help if all projects provided a model in
order for the panel to get the idea of the building. This should be added as an item for
discussion on the next agenda.
• In the rendering what is the material for the up-stands in front of the townhouses? A
concrete base and a series of planters.
• What is the material of the planter? It was going to be concrete and the steps will be
butcher block slabs of concrete as well. Concrete pavers will also be used.
• There are two colours/materials on the townhouse body – a light and dark – what is
the dark colour/material? The ebony brick – same as being used on the tower.
• The townhouses will have a mixture of two bricks? Yes.
• The orange is painted concrete? No, we are using a metal panel system not painted
concrete.
• What are the internal building uses that surround the outdoor amenity space? What
does the elevation look like? Are there windows? One wall is townhouses, which
back onto the space. The townhouse units have a solid wall and a door that accesses
August 28, 2012
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this space. The rest is is meeting space/amenity space with glazing. The second floor
apartments have windows looking into this space.
What is the character of the public walkway? What is the path width? The width is
1.5 metres along the south section and then the path widens to 3 metres along the
segment where there is vehicle access is required. All of the details of the design have
been worked out with the Parks and Engineering departments in great detail.
Pedestrians are the focus of the southern access, which is why it is so ornate and why
seating is provided. The east access is utilitarion because it has to accommodate
vehicle access. Still have been able to include tree allees.

Comments from the Panel
• I think that the top of the building works well and steps back enough. It is pleasant
enough.
• No comment about the base.
• Like the building, the way it works and the narrowness.
• It is a nice project but the design elements – the colours and materials – seem
confusing. The terracotta colour doesn’t seem to work with the brick material below.
Where material and colour starts and ends seems arbitrary. It may be a matter of the
rendering and the confusion between revisions but the tower doesn’t seem to have a
relationship to the townhouses, which are an important part of the base.
• The townhouse walls have the same confusion. It would be useful to try and
incorporate more of a connection between materials.
• Tone down the ornamentation of the walkway. It’s a lovely walkway that gets less
lovely when it gets to the park.
• I don’t think the building tappers enough but the slender edge is oriented to the
Pattullo Bridge so it addresses planning’s comment.
• The Agnes Street facade is 19 stores straight to the base. This elevation accentuates
the towers height in an unfortunate way.
• It is hard to comment on colour because of the different iterations of the renderings
shown.
• It is a rather large façade – appreciate the verticality but the bold colour used to define
the edge of the building accentuates the width. A glass corner can dissolve the edge.
• One colour up to level 5 – don’t get a lot of building clarity out if it. I am not sure the
building material carries out the intention of drawing people to the Elliot Street lobby.
Landscape features do but the entry is meek. Do more to draw people to the tower
lobby – maybe something with massing. The canopy is too slender.
• Not an inviting entrance.
• Concerned about outside amenity space. It is not secured which is ok but may be a
safety concern. It is not the semi-private/public relationship described because lack of
pedestrian moment in this area. There is a lack of eyes on the courtyard. (Staff
clarification: The outdoor space faces northwest not north so you might get evening
light.) But the outdoor space is still behind the one story of townhouses.
• Link to top and bottom is handled well. It is no better or worse than before.
• Agree with the townhouse colour comments. Need to see the final proposal for
materials. (ES confirmed the terracotta will be a metal panel not painted concrete).
• The colour and materials of the townhouse should relate to the overall project.
August 28, 2012
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•
•
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•

•
•
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•

•

Support the massing but agree with that the colour vertical element makes the
building seem wider. This could be re-thought.
On the ground level and the landscape plan there are some context issues. Like what
you have done but the entry is really downplayed.
Some doubts about the courtyard but support the way you explained it. There will be
enough overlook from above units. I like the feeling of keeping it open. The fire is
inviting. There is good viability from amenity space.
The biggest concern is the design of the public walkway. Since the original design
was done we now know there will be a school just west of this site. This walkway
will be the school’s main pathway to the park. Someday it will be a great park and an
attractive feature. A little concerned that part of the pathway adjacent to the building
looks private because of ornamentation. Maybe people won’t walk through there
because they feel it is private. Consider how lighting, way finding and the entrance
from Elliot Street can make it an inviting public pathway. The width should be
greater – 3 to 4 metres all the way through. The dog leg part is weak. There are a lot
things happening with access here but it is still primarily a pedestrian access. The
feeling that this is a service access shouldn’t dominate. Look at Westminster Pier
Park as an example of the sharing a space with service access without a space feeling
like it was designed for service access.
Like the project overall. It’s attractive. Like the massing. It is a handsome building.
Like the way the corner opens out to the street.
The concern is architecture of brick. When you use brick you get into masonry
architecture, which is a different architecture than spandrels and glass. Might address
the 19 storey straight floor to roof if the building had a different base/material. The
townhouses are not a brick design. Brick is a great material. It feels so good. Maybe
design should be more bricky. Maybe a more brownstoney feel would be nice. A
tower on a base can be nice but sometimes the townhouses can be cold and distant
and shoved up on the street. Make sure they are private but not alienating.
None of these comments are game changers in my view.
Not bothered by the colours but agree with comments made about the way the tower
meets the ground. Relying on the change of colour and material to draw attention to
the entrance. Maybe it’s not strong enough. Maybe if rendering focused on the
approach more we would get a better idea of how it works but more work is probably
needed on strengthening the entry.
Maybe change the architecture to use brick as was said before.
Like that the podium is broken so you can see the base of the tower. Just need some
extra strength beyond our field of view.
Not much objection.
Feel strongly about the walkway/public access to the park. (SL comment: applicant
did not have a lot of say in the design. The ornamentation will be toned down). The
context has changed. It is appropriate to go back to Parks and Engineering and reexamine this. Both departments have better experience now because of Westminster
Pier Park.
The panel encourages Parks and Engineering to work with the applicant to improve
the pathway and address constraining elements. This is an important greenway link.
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Support the project, assuming that the application will work with staff to refine the
plans and address the issues identified.
Staff has the discretion to bring the project back – not required.

MOVED and SECONDED
THAT the proposal for 188 Agnes Street be supported with the following considerations:
• The applicant continue to work with staff to address the comments identified above;
• The applicant continue to work with staff, including staff from Engineering and
Parks, Culture and Recreation, to improve pedestrian access to the park.
CARRIED.
All members of the Panel present voted in favour of the motion.

3.2

737 Carnarvon Street

REZ000065
SDP000186
Applications have been received for a Rezoning and Special Development Permit in
order to convert 3 levels of the existing 19 storey building from commercial office space
into 34 market rental housing units. (IBI Group).
Barry Waitt, Senior Planner, reported on the site context, original building use/design,
Official Community Plan considerations and Zoning considerations. He asked the Panel
to consider the following:
• Landscaping – Are there more opportunities for usable open space in this
development? Should more/improved landscaping be required? Should a landscape
plan be required for this land use conversion project?
• Design Improvements – Are the proposed design improvements sufficient for this
exiting building?
• Building Entrance – Are there steps that should be taken to improve the appearance of
the building entrance area?
Martin Bruckner, Architect, IBI Group, reported on the location, context and existing use
of the building. The following comments were made about the building design:
• The building is a combination of smooth and ribbed concrete. It is a clear and simple
design, typical of the time it was built.
• There are existing CRUs at grade on Carnarvon and rental residential units in the
tower that will be maintained. The second, third and fourth floors are currently vacant
office space.
• Because this is a rental project the economics are more limited economics. The
margins are thin.
• There are new residential units on the front portion of the second floor. These new
units are fairly deep. Storage space for tenants has been added in the remainder of the
space. New windows will be cut new windows into concrete in the spaces on the
south elevation that don’t already have windows. An engineer has confirmed that is
feasible. The exiting office windows will be replaced with higher performance
windows.
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On the third level there will be two sides fully developed with residential. New
windows will be added to match the new windows being added on the second level.
Again, when the units are too deep storage space has been added.
There will be a small windowless meeting room on this level which was added at the
panel’s request.
No windows can be added on the east or west elevation because the building is built
right to the property line.
The units will be a mix of 1 and 2 bedrooms.
The fourth level is at the base of tower, where it comes out of the podium. Units will
have private outdoor patios. The objective is to minimize the amount of roof
intervention so this area will not be designed for public use. Private outdoor space is
the best way to use this space.
All the walls will be insulated.
There will be new widows on the east and west elevations on fourth level because this
level is set back from property line.
A substantial part of the building is dug into the ground. This makes access, parking
and elevator function challenging.
There are very high ceilings on the second and third level so even the deep units will
feel large and loft like.
The existing suites will also be upgraded when existing tenants move out.
The whole building will be revitalised and will help revitalise the downtown.
The entry on Carnarvon is recessed. Pulling the entry to the edge of the street was
considered at the request of the Planning Commission. However, it is too much of a
challenge to change the entry. Instead planters, bike racks and more lighting will be
added to make the space feel safer and more populated and to decrease the
opportunities for loitering.
In the past there were a number of temp accesses put in on the back side of the
building. These access points are stairways will be filled in and removed.
The waste and recycling area will now be inside. This will improve the building and
will improve garbage pickup.
All of the parking is secured.

Questions from the Panel (Response in italics);
• Are the new units facing Victoria on the third level above the street or at street level?
Yes, there is one level 8’6” above grade.
• Are these going to be strata? No – rental.
• Are there inside bedroom units that need ventilation? Yes, these units will have
additional mechanical ventilation. May be able to add a bore of light coming in 8 or
9 feet. This hasn’t been decided yet.
• The aim is to have minimal intervention but adding 34 units is a big change. Are
seismic, code upgrades triggered? How much investigation has been done on this
side? We have a good understanding on what upgrades are needed.
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Comments from the Panel
• This is not the prettiest building in New West.
• I think there are some more design interventions that can be done. A landscape plan
would help, so yes it should be included.
• There are not a lot of design changes.
• Just by converting the space to residential makes a clearer, safer building entrance.
• This building doesn’t meet the Downtown Community Plan objective to provide safe
and pleasant streets – but how should this objective be applied to an existing
building?
• There has to be something better than a cancelation of negative elements. There has
to be some addition of positive elements.
• There are a number of things in the guidelines that this building does not address. The
merits of rental aside, the merits of design have to be considered. Not ready to
support it going forward.
• Need a landscape plan to overcome what is happening now. When this becomes all
residential is the time to look at the public plaza/entry. It is not a safe attractive space.
Look at the space again. Implementing good ideas so far with planting and lighting
but need more dramatic improvement to the space. The project would benefit from a
landscape architect.
• The Victoria Streetscape also needs addressing including the overview onto the street,
planting/streetscape improvements, as well as the removal of stairwells. This project
should improve the walkablity of Victoria Street. It is not a good residential street.
People access Douglas College from here.
• Support all that is being done inside but needs a lot more external work.
• Initial concerns were about the building and depth of units, but this is a good internal
layout. A lot of the potential issues have been resolved.
• On the 4th level, the small units should play up indoor-outdoor link to enhance
livability.
• Encourage following through with the potential to glaze high portion of the wall.
These walls are not designed for this use – push the proponent to maximize
improvements.
• Comment to the Planning Department – these conversions should be done carefully.
Don’t fracture the office district with residential conversions.
• The lobby needs a hard look. It is an expensive area to play with but it is an important
component.
• The bike room, exit and garbage room have funny back connections. There should be
a way to clean this up. Break-ins are a worry.
• It is hard to make any rental building work. Anything you can do to increase rental
should be commended.
• When the panel is asked questions about design, we have to answer – even if it is a
constrained condition. Fully support the conversion.
• There isn’t a market for this office space. This is a clear improvement over what is
there now. If it is better because of occupancy, community service, only one use and
if our comments about the back street are addressed, then everything is an
improvement.

August 28, 2012
Doc #316065

New Westminster Design Panel Minutes - DRAFT

Page 10

•
•
•
•

Support the project. Of course we can make comments about improving the design.
This is from a brutalism design age – there is very little room to maneuver.
The proponent should not have to come back just to show us a landscape plan given
the scale of the enterprise.
There are improvements – there is not a lot of obligation to go back and improve an
existing building.
The amount of landscaping is minimal but the applicant should look at streetscapes
both front and back.

Response from the Architect
• Can work with some points but others will be hard to address.
• Will work with the client to address the comments to the best of the client’s ability.
• Taking out the old continuous strip windows will be a benefit. We don’t have to cut
or change exiting window area except on the blank end walls.
• We looked at changing front entrance but there are access points in the recessed area
that have to stray. We would sooner do cosmetics with landscape rather than greater
intervention into this space. There may be an opportunity to add landscaping to
Victoria Street if there is space between the building and the property line.

MOVED and SECONDED
THAT the proposal for 737 Carnarvon Street be supported subject to issues raised being
resolved by Staff.
CARRIED.
Richard Vallee opposed.
4.0

DESIGN REVIEWS

4.1

702 Salter Street

4:00 pm
REZ00063
DPQ00057

Applications have been received for a Rezoning and Development Permit to allow a 65
unit townhouse development. (Patrick Cotter Architect Inc.)
Jim Hurst, Development Planner, reported on the site context, Official Community Plan
considerations and Zoning considerations. He asked the Panel to consider the following:
• Wood Street will be the most important north – south street in the community. It is
the only street to connect the south portion of the perimeter trail with the north
portion of the trail. The project needs to address both Wood Street and Salter Street.
Both streets have the potential for high volumes of pedestrians. The project needs to
clearly identify the public and private realms while providing a view of the street
from activity areas of the townhouses. Pedestrian access and internal circulation
should also be considered. (e.g. what route do kids take to get to school).
• There needs to be a clear distinction between the architecture of the different projects
while supporting the Maritime riverfront village theme identified in the
Queensborough Community Plan.
August 28, 2012
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The existing heritage house on the site needs to be integrated into the site plan of the
project and respected by the architecture of the project. The heritage house is now
located at the north east corner and contains two residential units. The house will be
addressed by an HRA which is not being done now/will be separate from the
rezoning. The purpose of the HRA is to protect the heritage value and exempt the
house from complying with the Flood Construction Level requirements. The
townhouses will all comply to the FCL requirements.
The entry to the common outdoor space is constrained at both ends by parking spaces
and residential units. Consideration should be given to opening up the entrance at
both ends of the outdoor space.
One of the townhouse buildings facing the Salter Street and the building facing Wood
Street has a length of 133 feet. The buildings framing the open space have a length of
164 feet and 183 feet. The panel is asked to comment on the length of these buildings.

Patrick Cotter, Architect, reported on the location and context of the buildings. The
following comments were made about the building design:
• Followed the grading of Wood Street in order to have an adjoining relationship with
the development to the south.
• There is a centralized court yard which is a distinction between this project and a
typical townhouse project. The width of the courtyard is 80 feet, much wider than
typical.
• There is a variation in roofscape.
• Planning rationale was determined in part by access points, which for this project are
fixed locations determined by Engineering.
• The perimeter units have a frontage relationship to street/sidewall with a gate and
connecting sidewalk.
• The last time this project was presented to the design panel two options were
proposed for the location of the heritage house. Move it to the centre and make it
amenity space or keep it in the current location and make it a residential use
• There are two access points onto Wood Street. The mail boxes are located on the
north access. The other access point will be with the recycling and refuse area is, and
where a pump station is located.
• Have designed internal circulation using these to access points. Drive aisles are in the
centre. This way rear yards become the buffer to adjacent developments. The central
space was formalized into an amenity space. All of the outdoor space was
consolidated into this area.
• There are some small compact units with one parking space which increases the range
of sizes of ground oriented units.
• There is a centre walkway to connect the formal open space with Salter Street. This is
a pedestrian route which has been kept away from the drive aisles.
• There is ample space in the central green so there will be private outdoor space for the
units backing onto the green, as well as the public outdoor space. Unlike other
townhouse developments this space hasn’t just been split into rear yards. The units
are designed so that their formal front door is on the green side of the building.
• The end units around the green have their entry is on the dive aisle – they face the
other way.
August 28, 2012
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•
•
•
•
•
•
•
•
•
•
•
•
•
•

A different material has been used at the intersection of drive aisles.
All the units are three storeys.
There is no tandem parking expect for two pairs of units. Given the history of
managing tandem in Queensborough, it was felt that this would benefit the overall
project.
The units that do have tandem parking have one enclosed parking spot and one
exterior spot.
Design references the maritime heritage colour pallet, scale and character. Design
references were also taken from the precedent image, including the slope of the roof,
the craftsmen bracket and the nested pair of gables.
The heritage house has a functional design – it is not highly ornamented.
The heritage house is being moved closer to the north east corner.
CPTED principles have been incorporated. There is a lot of oversight on public space
and a clear distinction between public spaces and private spaces
Since the last design review the elevations have been revised to reduce the repetition
of the blocks of townhouses. Each pair of townhouses will be a different colour which
works well with the roof style.
The colour pallet for the heritage house uses true heritage colours. The base colour is
consistent with the elevated basement of flood area. The colours of the house are not
the exact same as the new townhouses.
There are gates and fences.
The common area is framed with a formal pathway. The common area includes a play
area and open area.
There is a small lawn area that separates the heritage house from the rest of the
development.
The south elevation was raised as much as possible to meet the development to the
south. The back yards of these units are raised and the parking is somewhat sunken.
There is minimal grade separation – it won’t feel a lot lower.

Questions from the Panel (Response in italics);
• Considerable costs in moving the heritage house – is there benefit to keeping it? Are
you keeping it because you have to? Yes – but keeping the house does mean that there
are two one level – one bedroom units created. One will be accessible at grade. This
unit type is rare in the community so this is a benefit. You see this at family housing?
• Are families the target market? Yes – but they are not the only target market.
• What is the strategy regarding the play space? What is the relationship of the play
space to the units? The play area will animate the space. It will provide an area for
structured active play. The open area allows for unstructured active play. (Staff
clarification: the play area is intended to accommodate play for kids that aren’t old
enough to leave the site and go to the park on their own).
• Couldn’t find the fence height – is it 6ft? It is only 6ft in areas where there is a desire
for more privacy. The rest of the fencing would be lower.
Questions from Staff (Response in italics);
• Did you consider raising the central area? Looked at raising the area but it would
make the space less assessable. Ramps would be needed to access the space. It would
August 28, 2012
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also mean adding steps from the units into the space which would consume a lot
space.
Comments from the Panel
• Look at the access to the units on the dog legs/at the edges – maybe there is away to
break that up. The other units are clearly fronting a green. The end units create a
pinch point that could be reoriented to the road. Clarify the entrance to the green
because it falls away. This will strengthen the green. Let the ends be ends. Consider a
break in the units.
Procedural Not: Jay Hiscox exited the meeting at 5:18 pm.
•
•
•
•
•
•

•
•

•
•
•
•
•
•
•
•
•

On the exterior of the units there is a white band that is continues throughout
rendering – but don’t appear on the elevation. The design on the elevation is more
successful but may cause flashing issues.
Liked the way the building is colourised.
Nice design
Generally really like it.
Don’t understand why the heritage is being kept.
I think this is successful because there are double garages and wide units, and because
there are easy and definable entries. Can just image that if the heritage building
wasn’t there. You could move the townhouse block over and have a much more
open/improved connection between the green and Salter Street. Instead the entry
point is pinched and not as clear. It would be better if it was opened up but this is not
a deal breaker.
The central green is interesting. It is a different space, has a nice scale and
distinguishes the internal units from the exterior units.
Way finding to get to the front doors of internal units could be challenging for
visitors. You need to have a way finding strategy. Think about site lines to entryways
– even when planning landscaping. Think of sequence to get to front door for
pedestrians and drivers coming from visitors parking.
Way finding should include signs, lighting, paving etc.
Increase the amount of decorative paving to highlight the entryways to the green –
similar to what is done elsewhere on the site.
Support the project.
Support the comments made about way finding to units in the central square. It can be
hard to communicate access to guests. This is also relevant for emergency access.
Comment from Staff: the garbage room looks like a barn. Tie the design of this
building to the rest of the development.
A wonderful job has been done.
The central court works well. It is better than the typical cattle pen design. It is a nice
little feature.
Originally supported the option of the heritage building being located at the centre =
but now sold on this design and this location for the heritage building.
Happy with massing.

August 28, 2012
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MOVED and SECONDED
THAT the proposal for 702 Saltor Street be supported with the following considerations:
• Way finding; and
• Improve garbage area design.
CARRIED.
All members of the Panel present voted in favour of the motion.
5.0

REPORTS AND INFORMATION

No items.
6.0

UNFINISHED BUSINESS

No items.
7.0

NEW BUSINESS

No items.
8.0

CORRESPONDENCE

No items.
9.0

NEXT MEETING
September 25, 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.
ON MOTION, the meeting was adjourned at 5:40 pm.
Certified Correct,

Mark Vance
Chair

August 28, 2012
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of New Westminster
Design Panel

Date: September 25, 2012

From:

Barry Waitt,
Senior Planner

File:

Subject:

Woodlands Design Guidelines – Amendment for Parcel E, Victoria Hill
Rezoning of 26 East Royal Avenue - Mixed Use Commercial / Multiple
Unit Residential Development

REZ00074

PURPOSE
The City of New Westminster engaged Stantec Consulting to create new design
guidelines for the subject site due to the demolition of the former Recreation Centre
building. The City is initiating the rezoning of the site in order for the zoning to be
consistent with new adopted guidelines. The purpose of this memo is to present the
revised design guidelines for Parcel E, Victoria Hill and the proposed Comprehensive
Development zoning for the property to the New Westminster Design Panel for
comment.
BACKGROUND
Current Zoning:

Multiple Dwelling Districts (Medium Rise) (RM-5A)

Official Community
Plan Land Use
Designation:

(RM) Residential – Medium Density: this area will contain
medium density multi-family residential uses including, row
houses, stacked townhouses, and low rises. Depending on the
provision of public amenities, a density bonus may be provided
in order to reach the upper limits of density in this area.
(RH) Residential – High Density: this area will contain high
density multi-family residential uses including, row houses,
stacked townhouses, low rises and high rises. Depending on the
provision of public amenities, a density bonus may be provided
in order to reach the upper limits of density in this area.
(C) Commercial: this area will include commercial uses at
street level and may include commercial, office or residential
uses above the ground level. Densities may range from low to
high.
Woodlands Commercial and Mixed Use Development Permit

Development Permit
Doc # 317173
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Area:

Area #9

Site Characteristics:

Frontage: 428 feet (130.4 meters)
Site Area: 49,729 sq. ft. (4,620 square meters)

On November 4, 2002, City Council adopted Official Community Plan Designation
Amendment Bylaw No. 6747, 2002 and Zoning Amendment Bylaw No. 6748, 2002 to
allow the former Woodlands property to be redeveloped into a planned residential
community. In addition to the rezoning and Official Community Plan amendment, the
City entered into a development agreement with the British Columbia Building
Corporation (BCBC) that clarified the expectations for the redevelopment of this site,
including the timing of the provision of amenities and servicing relative to development.
As part of the rezoning of the site, the Woodlands Design Guidelines were created in
order to set a framework for detailed rezoning and development permit applications.
The specific guidelines for Parcel E are based on the retention of the Recreation Centre
and the construction of 16 residential units. The Recreation Centre was demolished in
2008 due to the deterioration of the building and the resulting fire and safety concerns.
The current design guidelines for Parcel E indicate 16 units and an FSR of 0.90, with a
new four storey residential building for the northeast corner of the site, in addition to the
Recreation Building.
SITE CONTEXT
The subject site is currently vacant. Parcel C, which is to the southeast, is also currently
vacant, but is the subject of a Development Permit application which is currently being
processed, while the Centre Park is across East Royal Avenue. A four storey multi unit
residential development is located to the east, while a mixed use development with two
high rise residential towers and two commercial tenant spaces is located to the west.
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September 25, 2012
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SITE MAP

ZONING AND WOODLANDS DESIGN GUIDELINES
Zoning
The current zoning of the site is Multiple Dwelling Districts (Medium Rise) (RM-5A).
The maximum density for this multiple dwelling district is 70 units per acre or a Floor
Space Ratio of 1.6, with a density bonusing provision that would allow a Floor Space
Ratio of 1.8.
Subject
Site
Woodlands Design Guidelines
55 759
737
725
50
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As noted, the Woodlands Design Guidelines indicate 16 units of residential and the
former Recreation Building for Parcel E. The 16 units of residential have been
transferred to Parcel J and the site is now vacant.
DISCUSSION
In light of the demolition of the former Recreation Building, it is necessary to establish
new design guidelines for Parcel E in Victoria Hill. Once certain objectives and issues
were established by Planning staff for consideration by the consultant, Stantec Consulting
Ltd. was engaged to prepare new design guidelines for Parcel E. See attached Appendix
A. Stantec was involved in the preparation of the original Woodlands Design Guidelines.
Land Use
A central consideration in the preparation of design guidelines for Parcel E was the
appropriate land use. As a development site which is highly integrated with other
residential sites in a master planned residential community, residential as the primary
land use is clear.
In consideration of broader issues related to Victoria Hill, a commercial land use
component was explored for Parcel E. While the design guidelines for Parcel C, which is
immediately adjacent to Parcel E on two sides, have always indicated a central garden
area and notes the possibility of a coffee shop, the zoning on both Parcel C and Parcel E
does not permit commercial uses. The general concept of a central gathering area with a
commercial component was contemplated for this area, but guidelines were not
developed which clearly indicated this as a direction and commercial was not permitted
as a land use.
The addition of more residential units (beyond that which was originally contemplated
for Victoria Hill) along with a lack of commercial shops and services, raises issues
regarding sustainable community development, transportation and complete
communities. As Victoria Hill has developed as a medium to high density residential
community, the need for a stronger community focus has been identified as necessary for
Victoria Hill to be a more complete community. Victoria Hill is a somewhat separate
enclave from the rest of the City, therefore a need for convenient shops and services
which allow residents to meet their day-to-day needs within their own community has
been identified.
As part of the design guidelines study for Parcel E, Richard Wozny of Site Economics
Ltd. was engaged to determine the viability and feasibility of including commercial space
on Parcel E. His assessment concluded that there is a measurable demand for up to 3,000
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square feet of new commercial space. This could be composed of small, efficient shops
fronting on to a public area.
As part of the servicing of the site, a purchaser of the property would be required to
provide 4 additional on-street parking spaces adjacent to the site. These spaces, together
with the existing 4 on-street parking spaces, would provide convenient vehicular parking
for potential customers of businesses in the commercial spaces. This is in addition to the
on-site parking which would be required.
Integration / Pedestrian Access and Views
In addition to including commercial and a public open space or plaza in the development
guidelines for Parcel E, the other primary consideration is pedestrian connectivity to the
Centre Park, (which is across East Royal Avenue) and to Parcel C, as well as taking
advantage of the views of the plaza towards the Fraser River, while minimizing view
blockage by the development for adjacent parcels.
The integration of Parcel E with both Parcel C and the Centre Pond is encouraged
through a strong pedestrian circulation pattern and a pedestrian mews through the center
of the site linking Parcel C to East Royal Avenue and the Centre Park.
New design guidelines have been created by Stantec Consulting Ltd., which reflect the
above principles. The proposed design guidelines for Parcel E are attached as
Appendix A.
Rezoning of Site
Council has concurred with the general concept presented in the new design guidelines.
The City has initiated the rezoning of the site so that the zoning is in accordance with the
adopted guidelines. This will provide greater clarity regarding the zoning and land use of
Parcel E to potential purchasers. The proposed Comprehensive Development District
zoning for the site is attached as Appendix B.
CONCLUSION;
In light of the fact that the current Woodlands Design Guidelines for Parcel E in Victoria
Hill are based on the Recreation Centre building, which no longer exists, and 16
residential units, which have been transferred to another parcel in Victoria Hill, it was
considered useful to create new design guidelines for this parcel. The adoption of new
design guidelines for Parcel E will both further planning objectives for Victoria Hill and
provide greater certainty regarding the development status of the property prior to the
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City potentially selling the property. Stantec Consulting created the design guidelines,
which were based on the following principles:
•
•
•
•

Primarily a residential site.
Provide a “Village Heart” and a commercial component.
Provide strong integration and connectivity with the Centre Park and Parcel C
Preservation of views

The site is being rezoned to Comprehensive Development District (CD-40) in order to
reflect the new design guidelines for the site.
The New Westminster Design Panel is asked to comment on the proposed design
guidelines for Parcel E, Victoria Hill, which has been prepared to guide and
accommodate the future commercial and multi – family residential development of this
site, as well as the proposed Comprehensive Development zone for the site.

__________________
Barry Waitt
Senior Planner
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APPENDIX A
NEW DESIGN GUIDELINES FOR
PARCEL E, VICTORIA HILL

Stantec Consulting Ltd.
1100 - 111 Dunsmuir Street
Vancouver BC V6B 6A3
Tel: (604) 696-8000
Fax: (604) 696-8100

July 6, 2012
File: 1156-01828

The City of New Westminster
Development Services
City Hall
511 Royal Avenue
New Westminster, BC V3L 1H9
Attention:

Mr. Barry Waitt, MCIP
Senior Planner

Dear Barry:
Reference:

Victoria Hill, Revised Guidelines for Parcel E

Introduction
Based on the comments of City Council, you had asked us to further address three questions that Council
had raised. These are discussed below.
We have attached a revised set of guidelines based on the further review that we completed.
1. Commercial Viability
First was the issue of including commercial uses in the guidelines. The market analysis by our subconsultant, Mr. Richard Wozny of Site Economics Ltd. stated that small-scale commercial, of various types, is
viable. We have further reviewed this with him and he has confirmed his finding. In addition, it was noted
that additional commercial at this location will create more of a retail destination and should serve to increase
the viability of the commercial on the other site as the neighbourhood population increases. Mr. Wozny will
attend at the July 9, 2012 Council meeting to explain his market assessment.
We have shown the commercial space as being more closely integrated with the central pathway system.
This should be viewed as an improvement from perspectives of viability and place making.
We believe that some form of neighbourhood oriented commercial development will add significantly to the
neighbourhood, giving a central gathering place that will encourage walking in the neighbourhood. This is a
sound planning principle. We understand from the Planning Department that neighbourhood residents are
asking about future commercial development.
However, we have revised the guidelines to allow for a broader range of commercial uses, such as office, to
ensure commercial viability. In addition, we have suggested a guideline that the retail space be designed in a
flexible way so that it could be converted to residential use in the future if, indeed, commercial proves not to
work there for whatever reason. Live/work design is common and should not place any burden on design of
the development. We have suggested that any conversion to residential not be allowed for five years after
the building is initially occupied—this would allow more supporting development to occur in the rest of the
neighbourhood. We believe this adds flexibility to respond to potentially different market conditions.
We believe that the requirement to provide for some minimal degree of commercial development is a sound
planning principle, appropriate for the neighbourhood context, but provides a degree of flexibility by allowing
for conversion to residential in the future.

July 6, 2012
Mr. Barry Waitt, MCIP
Senior Planner
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2. The Central Mews
Second, Council had raised two questions about the central mews proposed that would separate the surface
development into two buildings. We have reviewed this and remain convinced that it is not only a viable
proposition, but that it is desirable for overall integration within the neighbourhood, but for better connections
to the overall regional greenway system. Had the former Recreation Centre and Centre Block been already
demolished when the original planning was done, this open connection would have very likely been included
in the plan. With those buildings removed, it becomes an important opportunity to improve pedestrian
integration.
We have reviewed the design of this component and looked at some examples of precedents that illustrate
how it would work. One precedent is from Beatty Mews in Vancouver which is a more ‘urban’ response and
is consistent with the dimensions proposed in the revised guidelines. It provides a central passageway
bracketed with grade level residential entries that offer “eyes on the street.” A more ‘informal’ precedent of
similar dimensions, between the buildings in Parcel I just uphill from the park, is also shown as a local
example of a relatively narrow space defined by buildings of 4 storeys. The guideline for the mews should
include a minimum width of 17 m combined with a setback on the upper storey.
A shadow analysis of the proposed development confirms that the mews will enjoy direct sunlight for a
substantial part of the day, is consistent with the linkages through the proposed development on the downhill
side of Parcel and it breaks up the scale of development along Royal Avenue East.
3. Height and Density
In preparing the draft guidelines that were presented to Council recently, we had limited development to four
storeys. The rationale for this was that this is consistent with the existing and proposed development of
nearby sites and, further, we understand that the neighbourhood residents were consistently informed that
development would not exceed the 50 foot/4-storey height limit in the existing zoning for the site.
However, we understand Council’s desire to optimize the financial return from the site for the citizens of New
Westminster. We have approached this review with that consideration, but also being mindful of the need to
follow reasonable planning criteria.
Our analysis took several parameters into consideration including building configuration, commercial space,
public open space, street presence and character, building height, sun and shadows, views, vehicular access
and parking. The technical analysis carried out in support of our recommendation includes an updated
analysis of existing conditions, including a new view analysis which especially considers the significant
vegetation around the site. It includes testing of building and parking configurations as well as shadow and
massing studies with views from several vantage points.
Increased building height as well as adapting to steeply sloping site topography in two directions proved to be
significant issues effecting scale and character of the street walls along East Royal Ave, the park and the
proposed pedestrian mews. We recommend a general maximum of 5 storeys, stepped down with site
topography, and a localized 6 storey maximum (with the top storey setback from the general building line) at
the corner of the pedestrian mews adjacent to East Royal Road. This configuration is shown on two
diagrams “Context Plan and Proposed Form of Development” and “Conceptual Elevation at East Royal Ave”
included in the revised guidelines.
So, further to your request to review the proposed density for Victoria Hill Parcel E we have undertaken an
analysis to confirm appropriate density for the parcel and report that an increase of FSR from 1.5 to FSR 2.0
with an increase in residential units from the proposed 75 units to 95 units (not including separate commercial
units) can be accommodated without adversely affecting the quality and character of the form of development
for the site or neighburhood.
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It is our opinion that this is the maximum level of development that Council should consider for the site. We
are recommending adoption of the attached revised development guidelines. It could be noted that the
residential development to the east (Parcel D) is 4 storeys with a FSR of 1.12.and Parcel C to the southeast
is 4 storeys with an FSR of 0.94
Closure
We believe we have responded to the questions raised by Council and that the revised guidelines are
appropriate for the site and the neighbourhood, while still optimizing the financial return to the City. If you
have questions or would like to discuss this further, please contact either myself or Roman Czemerys.
Respectfully,
STANTEC CONSULTING LTD.

John Steil, RPP, FCIP
Principal
Tel: (604) 696-8209
Fax: (604) 696-8100

Attachments:

1. Revised Guidelines

Victoria Hill, Parcel E

Development Guidelines

July 6, 2012

Revised Development Guidelines for Parcel E

1.

Introduction

Original Guidelines
In 2002, Design Guidelines 1 were adopted as a framework to guide the comprehensive
redevelopment of the Woodlands site. The objective of the guidelines was to set an
ongoing framework for detailed rezoning and development permits as the site took on
new uses and life.
The Design Guidelines outline building character, design objectives and landscape
qualities to be addressed in the development of each site. To date, the overall
Guidelines have been, for the most part, quite successful in shaping an attractive and
desirable neighbourhood. However, some circumstances have changed and the
Guidelines need to be updated specifically for Parcel E.

2.

Need for Revisions

Changing Circumstances
When the Design Guidelines were prepared, there was a significant recreation building
existing on Parcel E and the intent was that it would be substantially rehabilitated for
use as a community, cultural, or educational facility. However, the building was
demolished in 2008 as a result of its deteriorating physical condition. In addition, the
Centre Block on the site to the south has been removed.
With the removal of the two buildings, there is a need to revise the Design Guidelines
for ‘Parcel E’ to respond to a new set of opportunities and constraints, such as the
completion of adjacent housing to the east and west, the completion of the park to the
north, and preparation of proposed development plans to the south. In particular,
there are new opportunities for pedestrian connections. In addition, the City of New
Westminster, as landowner, wishes to optimize the financial return to the citizens of
New Westminster from disposal of the site.
The Village Heart
The original Design Guidelines made reference to a “Village Heart” to be located at the
East Royal Avenue entrance to the site. “Royal Court” was to be a mixed use
development focused on local commercial development including markets, services,
residential units, and public plaza spaces. However, the retail component was shifted
to Ross Drive, away from the main entrance. To date, only a restaurant has located in
Victoria Hill and one retail space has remained vacant since construction, users being
discouraged by the configuration of the vacant space.
In order to provide a balanced and complete community, there were to have been
opportunities for local commercial space. This is important for Victoria Hill, as it is a
relatively separate residential enclave and, over the last few years, residents have
brought up the lack of basic local commercial services as a concern. Redrafting
Development Guidelines provides a vehicle to reinvigorate the concept of a pedestrian
accessible village heart by providing a stronger, integrated community focus, including
commercial space and community amenity space.

1

Woodlands Rezoning & OCP Amendment, Appendix 3: Design Guidelines, October 18, 2002
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Commercial Analysis
Site Economics Ltd. completed an analysis of potential commercial space on the site.
This analysis is included in the Appendix. In general, it noted that the opportunity for
commercial use is somewhat limited primarily because of its location and primary
reliance on local residents only. There is little ‘drive-by’ traffic and there are other
nearby commercial developments providing higher order goods and services.
However, demographics may allow the site to still capture much of the convenience
retail target market in Victoria Hill—the target area will generate a commuting,
younger demographic who generate a repeat demand for quick consumables that
retail operations like a convenience store, sandwich shop, etc. are designed to
provide. In addition, some professional services, perhaps operated by Victoria Hill
residents, may find the name recognition of “East Royal Avenue” positive and not be
hindered by the lack of drive-by or walk-by traffic.
There is one empty retail space in the nearby complex. However, the leasing agent
says the vacancy is due to poor layout and better designed space could be easily
leased. In fact, additional commercial space would add to the attractiveness of the
area as a small commercial destination.
The analysis determined that convenience and general merchandise show strong
numbers in the trade areas and these forms of retail do not require strong drive-by or
walk-by traffic to reach profitability benchmarks, especially when overhead costs are
kept low. The opportunity for owner-occupied space is attractive. Retail suppliers of
on-premise or take-out consumables could profitably use the additional retail space.
Personal services could be viable.
There could be opportunity for four small commercial spaces, approximately 600-700
ft2, in premises about 20 feet wide and 35 feet deep. It is expected that a public
gathering space at the commercial area, with ample sidewalks and exposure to the
neighbourhood pathway system as well as East Royal Avenue, would make the
commercial area visually attractive and interesting, thus supporting sales.

3.

The Key Changes

Updating the Guidelines is focused on the following key areas:
1. providing a variety of low-rise residential development that includes a mix of
units (both sizes and bedroom counts so there will be opportunity to house a
variety of household types including families with children) and residential forms
(such as two-storey units, units with direct access to patios and grade as well as
apartments on double loaded corridors, and configurations that will support livework opportunities);
2. responding to current site conditions and context (such as by maintaining views,
parking entrance from the southwest, etc.);
3. increasing site density and building height;
4. extending existing neighbourhood pedestrian linkages along and through the site
to connect with the park to the north and through to the development to the
south and beyond, and;
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5. providing some ground level commercial space associated with an outdoor
gathering space that, combined with the existing commercial space, will provide
the opportunity for a village heart.
The basis for new Guidelines, and the new Guidelines themselves, are described in the
following sections.

4.

Site Analysis

The site slopes fairly steeply down to the east, with the lowest point near the access
to the site to the south off Francis Way. This means that access to underground
parking is best located at the lower portion of the site, combined with access to the
site to the south. Topography provides an opportunity to step the building down in
sections to better fit with the context.
The context for development of the immediate area includes the existing development
to the east and west (which is a mixture of mid and high rise residential) and the
existing central green space to the north. A preliminary development plan for the site
to the south has been submitted, although it is subject to change through the process.
The pedestrian plaza and entry node at the south side of the central green is directly
across the East Royal Avenue uphill from Parcel E. With the removal of the Recreation
Centre and the Centre Block, this provides opportunity for a new pedestrian focus
between the central green and the grand lawn at Columbia Street. There is a small
plaza across the street to the southwest. While underused, it does provide an
opportunity as part of a placemaking process. Another important component of the
public space is the pedestrian circulation system. The parcel is well linked to the
pedestrian systems in the street right-of-way, to the central green, to the paths on
adjacent parcels, as well as to the overall Central Valley Greenway.
While not at the neighbourhood entrance, Parcel E is at a fairly visible location at the
intersection of East Royal Avenue and Ross Drive. There are some parking bays on
nearby streets and this, perhaps, could be increased to provide more parking to
support commercial development.

5.

Development Guidelines

Site Response Diagram illustrates how the site context influences a preferred design
response. Key aspects are as follows:
Building configuration: Given the desire to maintain a central pedestrian connection
from the plaza on the central green through Parcel E and the site to the south,
development should be split into two buildings—one on the larger footprint between
the walkway linkage and Francis Way, with a smaller one on the other side of the
mews towards Ross Drive.
Commercial space: Approximately 3,000 ft2 of commercial space, in small bays of
about 600 or 700 ft2 should be provided with exposure to East Royal Avenue, with
access to the open space system including the mews pathway. This space may be
designed as standalone units or combined into a live/work situation. The space should
3|Page
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be designed so that it could be converted to residential, but not before five years from
original occupancy of the building.
Pedestrian axis: A strong pedestrian linkage from the central green should be
maintained through the site, providing a sequential experience, connecting not only to
adjacent sites, but also giving access to the larger pedestrian system. This mews
should have direct access from adjacent residential units on Parcel E. The minimum
width of the pedestrian mews should be 17.0 m. It is desirable to enhance the
pedestrian crossing on East Royal Avenue, perhaps by using different materials, a
raised platform, bump-outs, signage, or a combination of these features.
The plaza and open space: The space where the pedestrian mews meets East Royal
Avenue should be developed as a plaza, with an ‘urban’ character, to act as a
neighbourhood focal point. It should be designed and furnished for neighbourhood
gathering. The smaller building will frame a smaller space at the intersection with
Ross Drive which serves as a more informal forecourt entrance to residential units on
that side of the building.
A street presence: In order to provide a more ‘urban’ pedestrian-friendly
environment, it is proposed that the buildings along East Royal Avenue would have
reduced setbacks with individual access to the fronting residential units. Residential
development at grade, including the mews, should have individual access to the
exterior.
Vehicular access and parking: Underground parking access should be from the
lower portion of the site—the development will likely require one full level of parking,
plus a smaller second parking level. Opportunities for increasing on-street parking
should be explored. As the commercial component is not likely to require a high level
of delivery, there should be a shared zone for pedestrians and vehicles to service the
site.
Height: Schematic sections illustrate the proposed heights and relationship to the
street and pedestrian system. Maximum height is generally 5-storey overall, but a
limited area of 6-storey is suitable for the mews frontage near East Royal Avenue.
The six-storey components should be set back at least 3.0 m from the general building
face. Development should be stepped to follow the sloping topography. The
distribution of height is shown on Context Plan and Proposed Form of
Development. This is illustrated in Conceptual Elevation at East Royal Ave.
Building design: The design guidelines in Section 4 in Appendix 3: Design Guidelines
from the Woodlands Rezoning & OCP Amendment, dated October 18, 2002, should be
followed with respect to issues such as massing, architectural features, materials, etc.
The design should appear contemporary and not rely on traditional historical
architectural precedents. As the building will be visible from other taller structures
and higher elevations of the site, particular attention should be paid to ensure the roof
treatment will be attractive.
Density: FSR 2.0. 95 residential units (not including separate commercial units).
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6.

Component Guidelines

The following key components that are unique to Parcel E, as follows, should be
incorporated into the design:
Pedestrian Mews Guidelines
 Residential development brackets the mews and defines the space.
 A double row of street trees defines the public and semi-private edge.
 Stairs and ramps in the public zone handle the grade change.
 There is grade level access to individual units.
 Landscaped entry courts and patios with defined planted edges.
Plaza Guidelines
 Orient retail/commercial frontages to East Royal Avenue and a hard surfaced
outdoor plaza at the mews.
 Provide weather protection at the building edge.
 Encourage outdoor seating areas.
 Design a shared use pedestrian and vehicular zone that provides for deliveries and
waste removal.
 Include a public focal point and landscape feature that might include a community
kiosk, transit shelter, sign pylon, display, public art, and/or performance stage.
 Enhance the adjacent pedestrian crossing.
Urban Edge Guidelines
 2-storey and or loft-type residential units fronting on the street.
 Direct grade level access
 Reduced setback (3.0 m) for a more ‘urban’ street relationship.
 Use planting to define edge and enhance the pedestrian experience.
 Increase curbside parking where possible.
 Grade changes addressed at entry court and stairs.

7.

Victoria Hill Guidelines

Development should conform to the 2002 Design Guidelines, except where these
specific Guidelines supersede those Guidelines.
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APPENDIX B
DRAFT COMPREHENSIVE
DEVELOPMENT ZONING DISTRICT

CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 7542, 2012
A Bylaw to Amend Zoning Bylaw No. 6680, 2001
WHEREAS the Local Government Act authorizes a local government to
zone areas of a municipality and to make regulations pursuant to zoning.
NOW THEREFORE THE CITY COUNCIL of the Corporation of the City
of New Westminster in open meeting assembled ENACTS AS FOLLOWS:
1.

This Bylaw may be cited for all purposes as “Zoning Amendment Bylaw
No. 7542, 2012.”

2.

Section 1000 Comprehensive Development Districts is hereby amended by
inserting as Section 1040 the following:

1040 COMPREHENSIVE DEVELOPMENT DISTRICTS (26 East Royal Avenue)
(CD-40)
1040.1

The intent of this district is to allow a mixed use commercial / multi-family
residential development in accordance with the Parcel E, Victoria Hill
design guidelines.

Permitted Principal Uses
1040.2

In the CD-40 District, the following uses shall be permitted and no others:
a)
b)
c)
d)
e)
f)
g)
h)
i)
j)
k)

Animal daycare, grooming and hospitals;
Banks, credit unions and other financial institutions;
Business and professional offices;
Catering establishments;
Child care facilities;
Fitness and health facilities;
Live / Work units;
Multiple dwellings;
Personal service establishments;
Restaurants;
Retail uses;

Permitted Accessory Uses
1040.3

Doc # 316655

a)
b)

Accessory uses ancillary to any permitted principal uses;
Accessory Recycling Return Centre;
Page 1
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c)

2

Home occupations:

Siting of Buildings
1040.4

All buildings and structures shall be sited at least 7.0 metres (23 feet from
the parcel to the east of the CD-40 zone and at least 3.0 metres (9.8 feet)
from all other parcel boundaries.

Density: Total
1040.5

The total Floor Space Ratio shall not exceed 2.0, of which at least 278.71
square metres (3,000 sq. ft) located at grade level are used for or available
to be used for a commercial use, provided that all permitted floor space
may be used for non-commercial uses after June 30, 2020.

Site Coverage:
1040.6

The maximum site coverage shall be 50%.

Separation between Buildings:
1040.7
feet).

The minimum separation between buildings shall be 17 metres (55.7

Height:
1040.8

The height of the building shall not exceed 6 storeys.

Usable Open Space:
1040.9

Usable open space shall be provided of not less than ten percent (10%) of
the gross residential floor area.

Off-Street Parking:
1040.10

3.

Off-Street parking shall be provided and maintained in accordance with
Section 150 of this Bylaw.

That certain parcel of land situated within the City of New Westminster, British
Columbia and more particularly described as:
Parcel Identifier:
Lot 9, DL 115, Group 1, NWD, Plan BCP24033

Bylaw No. 7542, 2012

3

is hereby rezoned from Multiple Dwelling Districts (Medium Rise) (RM-5A) to
Comprehensive Development Districts (26 East Royal Avenue) (CD-40) and the plan
annexed as Schedule “A” to Zoning Bylaw No. 6680, 2001 is hereby amended to reflect
this rezoning.
GIVEN FIRST READING this

day of

2012.

GIVEN SECOND READING this

day of

2012.

PUBLIC HEARING held this

day of

2012.

GIVEN THIRD READING this

day of

2012.

ADOPTED and the Seal of the Corporation of the City of New Westminster affixed
this
day of
, 2012.

_________________________________
MAYOR
_________________________________
CITY CLERK

6
STOREY
5
STOREY

6
STOREY
5
STOREY

5
STOREY

5
STOREY

CONTEXT PLAN

PROPOSED FORM OF DEVELOPMENT

City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

New Westminster Design Panel

Date: September 25, 2012

From:

Jim Hurst,
Development Planner

File:

Subject:

Proposed Rezoning of 620 Salter Street

REZ000049

RECOMMENDATION
THAT this report be received for information

PURPOSE
An application has been received to rezone the property at 620 Salter Street to allow a 54
unit townhouse development. The purpose of this report is to provide information to the
New Westminster Design Panel on this rezoning application.
BACKGROUND
Owner:

CMS Development Ltd
6220 Kerr Street, Vancouver B.C.

Architect:

Matthew Cheng Architects Inc.
#202-670 Evans Avenue, Vancouver B.C.

Existing Zoning:

Queensborough Neighbourhood Residential Dwelling
Districts (RQ-1)

Proposed Zoning:

Queensborough Townhouse Districts (RT-3)

OCP Land Use
Designation:

(RM) Residential – Medium Density

Development Permit
Area Designation:

#9 East Queensborough (Queensborough #4)

Doc # 320475

Page 1

City of New Westminster
September 25, 2012
Site Characteristics:

-2Frontage: 280.3 feet (85.4 metres)
Depth: 310.0 feet (94.5 metres)
Site Area: 2.2 acres (0.9 hectares)

AREA MAP

SUBJECT
SITE

CONTEXT
The subject site is zoned Queensborough Neighbourhood Residential Dwelling Districts
(RQ-1). The site is one lot and is currently being utilized for arboriculture (tree farm).
There are no buildings presently on the site. Wood Street is not developed on the
southwest of the subject site.
To the east of the subject site is a 51 unit townhouse development zoned Multiple
Dwelling Districts (Low Rise) (RM-2A) developed in 2007 with a density of 20.4 units
per acre (8.3 units per hectare). This site is designated (RM) Residential – Medium
Density in the Official Community Plan.
To the south of the subject site are two vacant parcels of land which border South Dyke
Road along the Fraser River. These parcels are zoned Queensborough Neighbourhood

City of New Westminster
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Residential Dwelling Districts (RQ-1). These parcels are designated (RM) Residential –
Medium Density in the Official Community Plan.
Adjacent to the subject site on the west side is 702 Salter Street, zoned Queensborough
Neighbourhood Residential Dwelling Districts (RQ-1). The current land use on this
property is arboriculture (tree farm) with one house. This site is designated (RM)
Residential – Medium Density in the Official Community Plan.
To the north of the subject site are single detached properties zoned Queensborough
Neighbourhood Residential Dwelling Districts (RQ-1) with site areas averaging 6,513
square feet (1,985 square metres) with one lot at 13,065 square feet (3,982 square
metres). Each lot has one house and the majority were built between 1970 and 1990 with
one home being built in 1911. These properties are designated (RL) Residential – Low
Density.
City staff and the community have identified Wood Street as an important north/south
connection in the community. The draft Queensborough Community Plan identifies that
this street will be an important link between the South Dyke Road portion of the
perimeter trail and the existing trail on the North Arm of the Fraser River.
PROPOSAL
The applicant proposes to acquire a 10,079 square foot (936.8 square metre) portion of
Boyne Street from the City to increase the development site from 87,160 square feet
(8101.6 square metres) to 97,179 square feet (9032.8 square metres). All 54 proposed
townhouses are three-bedroom units with two off street parking spaces per unit. In
addition, the development proposes ten visitor parking spaces. The proposed density is 24
units per acre (59.3 units per hectare), with a floor space ratio of 0.73. The average unit
size is 1,327 square feet (123.3 square metres).
This proposal is comparable to other multi-family residential projects in Queensborough,
both constructed since 2005 and projects under consideration by council to date (see
Appendix #2).
OFFICIAL COMMUNITY PLAN CONSIDERATIONS
The site is in the #11 East Queensborough (Queensborough #4) Development Permit
Area. The intent of this designation is:
#11 East Queensborough (Queensborough #4)
The East Queensborough area, identified as Development Permit Area #11
and as Development Permit Area #4 in the Queensborough Official
Community Plan, is designated to accommodate a range of multi-family
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dwelling types. This Development Permit Area protects development from
hazardous conditions arising from the floodplain and establishes objectives
and guidelines for the form and character of multi-family development.
The full Development Permit Designation is attached as Appendix #1.
DESIGN CONSIDERATIONS
1. Wood Street will be the most important north – south street in the community. It is
the only street to connect the south portion of the perimeter trail with the north
portion of the trail. The street also provides access to the Sikh Temple, and
pedestrian access to the Queensborough bridge and the Queensborough Landing
retail area. Salter Street is the community access to both the Elementary and
Middle School sites as well as Ryall Park and the Queensborough Community
Center. The project needs to address both Wood Street and Salter Street. Both
streets have the potential for high volumes of pedestrians. The project needs to
clearly identify the public and private realms while providing a view of the street
from activity areas of the townhouses.
2. There needs to be a clear distinction between the architecture of the different
projects in this area while supporting the Maritime riverfront village theme
identified in the Queensborough Community Plan.

James Hurst
Development Planner

APPENDIX # 1

Development Permit Area
Objectives & Guidelines

New Westminster Official Community Plan Bylaw 6476, 1998
Page 153
#11 East Queensborough
The East Queensborough area, identified as Development Permit Area #11
and as Development Permit Area #4 in the Queensborough Official
Community Plan, is designated to accommodate a range of multi-family
dwelling types. This Development Permit Area protects development from
hazardous conditions arising from the floodplain and establishes objectives
and guidelines for the form and character of multi-family development.
Objectives
The objectives of this designation are:
• Secure public access to the waterfront and other amenities
• Preserve or enhance elements of the natural environment in
juxtaposition to development
• Implement a unifying architectural approach that continues the
established character of Queensborough as a riverfront village
community
• Small commercial uses to serve the neighbourhood may be
considered along Ewen Avenue. Home Based Businesses facing the
street along Ewen Avenue are encouraged
Guidelines
Development permits issued in this area shall be in accordance with the
guidelines indicated in the Queensborough Official Community Plan.
Queensborough Official Community Plan
Page 133
Development Permit Area #4
The are identified in as Development Permit Area No. 4 on Map 6 is designated to
be a residential mixed density area, to accommodate a range of multiple family
residential dwellings. This area is designated in order to protect development from
hazardous conditions and to establish objectives and provisions of guidelines for
the form and character of multiple family development.
For discussion of the multiple family development refer to the section on housing.

The objectives of this designation are:
i)
ii)
iii)
iv)

to establish a theme for the area;
to establish a fully serviced level of quality;
to secure public access to the waterfront and other amenities; and
to preserve and enhance elements of the natural environment in
juxtaposition to development.

Development permits shall be required to incorporate the above noted elements
into the drawing.
Development permits issued in this are shall be in accordance with the following
guidelines:
a)
b)

c)

d)
e)
f)
g)
h)
i)
j)
k)

the scale and massing of buildings should relate to each other by
following an approved maritime or riverfront village theme.
the shape and exterior finishes of buildings should be sufficiently
varied to avoid a monotonous appearance when the development is
viewed as a whole. Natural materials (e.g., wood shingles, wood
siding, wood windows) are encouraged.
the shape, slope and finish of the roofs should be such that when
viewed from above they appear clean and attractive, and can retain
this quality over time.
the development should have a sense of unit, but should not be made
monotonous thought repetition of building form.
exterior lighting and signs should be unobtrusive, in scale with their
surroundings and be used to unify the development.
Technical approaches to noise abatement shall be employed in
building construction in the area.
all parking should be beneath of behind buildings and well
concealed from public view.
all sites shall be well landscaped.
all commercial areas shall have ornamental sidewalks and street
trees.
where a development is adjacent to a body of water, the natural
water course is to be enhanced.
landscaped be placed adjacent to major highways to form visual and
acoustic barriers.

APPENDIX # 2

PROJECT PLANS
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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:matthew@mcai.ca

Project Description for 54-Unit Townhouse Development at 620 Street, Queensborough,
New Westminster, BC
March 27, 2012
This project proposes a ground-oriented townhouse development at 620 Salter Street, in a
manner consistent with the adjacent context of a townhouse project and other neighbouring
single-family homes.
When completed, the proposed development will provide, in total, 54 townhouse dwelling units
consisting of:
1. Fifty-four (54) three-bedroom units with floor areas ranging from 1,395 s.f. to 1,520 s.f.
a. Thirty-two (32) side-by-side parking units for a total of 72 parking stalls.
b. Twenty-two (22) tandem parking units for a total of 44 parking stalls.

Context
The Project’s site is bounded by Salter Street and the newly proposed extension of Wood
Street. This site until recently was utilized as a tree-farm to supply to a local paper
manufacturer. To the south, South Dyke road is separating the Fraser River and the rest of
Queensborough from flooding. With the addition of the proposed Wood Street extension as an
urban trail, it is expected that the dyke will contribute to the newly revitalized family-oriented
residential neighbourhood by connecting several public amenity areas including the existing
park to the north-east and the school to the west. Surrounded by several residential
developments, this project aims to fit into the local context by supplying affordable multiplefamily homes in a more densified manner that facilitates the needs of the city and greater
Vancouver area.

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.

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:matthew@mcai.ca

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 the
local surrounding context of single-family detached homes. This development will consist of 54
dwelling units on a site area of 94,686 s.f. (2.17 acres). Resulting in approximately 25 units per
acres, compared to it’s existing density of one unit for the 2.17 acres.
In addition to this higher unit density as described above, the overall Floor Area of 77,717 sf
with a resulting FAR of 0.8.
Vehicle and Pedestrian Circulation
1. Access to the development will be primarily accessed from Wood Street, through some
pedestrian access and emergency access will be provided off of Salter 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
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.

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:matthew@mcai.ca

Sustainability
The following sustainable design features have been considered in the development:
x

x
x
x
x
x

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.

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

PROJECT TYPE: RESIDENTIAL
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Planning Division

Categories
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620 Salter Street,(Queensboroug)New Westminster, B.C.
Project Address:_______________________________________________

Environment

VERSION # 1

Page 8

/1

Comments

Page 11

Social & Cultural

Explanation
Recycled material:

60
= _________
% of demolition
40
= _________
% of construction
The site is vacant of any structures
and materials to be recycled.
Landscaping as mulch.

/1

STAFF

Rezoning or
RAZ 000 49
Development Permit Number: ___________________________________

Score

1

/1

Score

Economic

Subject Area

Stormwater

1

Sediment and erosion control
will be determined by the design
and consultation of a civil engineer.

54 3-BEDROOM TOWNHOUSE UNITS IN 11 BUILDINGS

Recommended:
60% of waste for demolition (by weight)
80% of waste for construction (by weight)
Uses construction techniques which minimize
site disturbance (sedimentation & erosion)
during the development phase.
See specifications in the City’s Building Permit
Requirement Package.

/1

APPLICANT

Short Description of Project:______________________________________
WITH 72 SIDE-BY-SIDE STALLS & 44 TANDEM STALLS

1

2

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.

Environment
REQUIRED
REQUIRED

620 Salter Street,(Queensboroug)New Westminster, B.C.

3

4

5

6

See Metro Vancouver’s Stormwater Source
Control Design Guidelines.

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

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

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

Provides programmable thermostats in each
unit.

VERSION # 1

7

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

Environment
REQUIRED
REQUIRED
REQUIRED
REQUIRED

Subject Area
Stormwater

Stormwater

Habitat

Energy
Efficiency

Energy
Efficiency

Score

3

/3

/1

/1

APPLICANT
Explanation
stormwater will be managed
through several different systems,
including rain-water leaders and
surface collection of rain-water in
common amenity spaces, which
will retain any surface water prior to
being filtered through draintiles and
sediment-control/ oil recovery
sumps.

programmable thermostats wil be
provided in each dwelling unit to
control ambient temperature of
each unit.

energy efficient lighting will be
provided in all common areas in
addition to strategic placement
within each unit's common living
spaces, such as Living and Dining a

plants and staked trees will be
selected as per BC Landscape
Standards through the design and
consult of a registered BC
Landscape Architect.

drought-tolerant landscaping will
be utilized in combination with
rain-water capture through
1
rain-barrel cisterns for planter
watering in drought conditions
along with any req'd.
/1 high-efficiency irrigation systems.

1

1

2

/2

March 30, 2012

STAFF

Score Comments

/3

/1

/1

/1

/2
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Provides EnergyStar-rated appliances.
See www.energystar.gov under ‘Products’.

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

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).

EARLY STAGE

EARLY STAGE

Subject Area
Energy
Efficiency

Waste &
Materials

Waste &
Materials

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.

VERSION # 1

11

10

9

8

Environment
REQUIRED
REQUIRED

/2

/1

/1

Score

0

1

2

0

/8

APPLICANT
Explanation
Detail type of appliance:

appliances will be selected and
purchased by each owner.

carpeting, paint and adhesives will
be low VOC.

Recycling space proposed:

162
= ___________
sq ft
Each unit will be provided with
storage space (3 s.f./unit) for their
individual units needs for 4-stream
recycling.

Not provided

March 30, 2012

STAFF

Score Comments

/1

/1

/2

/8

Page 3

620 Salter Street,(Queensboroug)New Westminster, B.C.

EARLY STAGE

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

Retains sound original trees and landscape
features or provides a net gain in tree canopy
and landscaped area.

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

EARLY STAGE

Provides open greenspace and other greened
features, including landscaped common areas
and walkways to green the built environment.

Environment
12

13

14
EARLY STAGE

Maximizes use of passive solar design to
reduce excessive heat loss/heat gain and
reduce energy consumption.
Examples:
• 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 = _______%
50
Recommended: Below 60%
• 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 # 1

Subject Area
Habitat

Habitat

Energy
Efficiency

/3

Score

2

2

/2

3

/4

APPLICANT
Explanation

A common amenity space will be
provided for children to play.

There are no remaining tress on
this site. However, similar trees will
be planted. All trees will be new.

Units are designed to utilize
cross-ventilation with operable
windows at both front and rear of
units.
Deciduous trees and landscaping
will be used to shield
harmful/strong solar rays and
mitigate excessive heat-gain in
units in the summer time, while
providing maximum light and heat
in the winter months.
limited glazing will be provided to
reduce solar heat-gain in the
summer and heat-loss in the winter.
Units will incorporate acceptable
roof over-hangs to shield upper
windows.

Comments

STAFF

March 30, 2012
Score

/3

/2

/4

Page 4

620 Salter Street,(Queensboroug)New Westminster, B.C.

Environment
Building Code requirements.

EARLY STAGE

*% of total building material cost. Note also
that heritage lumber/siding must be graded.

Recycled-- minimum 7.5%*
Salvaged/Refurbished-- minimum 10%*.

Recommended:

Facilitates salvaging of on-site heritage
materials by contractors or persons/groups
with a heritage interest.

Incorporates use of recycled and/or salvaged
materials, including those salvaged from
on-site or off-site heritage buildings.

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.

Provides a co-op vehicle and assigned parking
space as per City parking reduction incentive
policy.

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

EARLY STAGE

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

EARLY STAGE

15 Achieves building energy performance above

16

17

18

19

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

VERSION # 1

Subject Area
Energy
Efficiency

Alternative
Energy

Transportation

Waste &
Materials

Stormwater &
Habitat

/2

/1

/4

/4

Score

2

0

0

0

0

/3

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

Specify % of energy provided:
Not provided.

Not provided.

Specify % of material:
There are no existing building to
salvage building materials from on
this site.

Not applicable. There are no
concrete buildings proposed for
this site.

Comments

STAFF

March 30, 2012
Score

/4

/4

/1

/2

/3

Page 5

620 Salter Street,(Queensboroug)New Westminster, B.C.

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

Removes invasive species* and incorporates
native or adaptive species which provide
multi-storey habitat (groundcover, shrubs &
trees).

Subject Area
Stormwater

Transportation

Energy
Efficiency

Habitat

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

Provides 20 cm (8 in) of topsoil as finished
grading for groundwater recharge and
stormwater retention/evaporation.

Environment
20

21

22

23

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

electric vehicles.

24 Provides electric plug-ins to support use of
Recommended: 10% of resident stalls.
See BC Hydro’s Electric Vehicle Charging
Infrastructure Deployment Guidelines

VERSION # 1

/1

/1

Score

1

1

1

/1

/2

0

1

/1

APPLICANT
Explanation
A minimum of 8" of top soil will be
provided.

Top soil will be retained for re-use
on site in central amenity space
during construction.

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

Not provided.

% of resident stalls:
10% of the visitor stalls (1 stall) will
be provided with a monitored
pay-per-use electric plug-in stall for
an electric car.

Comments

STAFF

March 30, 2012
Score

/1

/1

/1

/2

/1

Page 6

620 Salter Street,(Queensboroug)New Westminster, B.C.

25

INNOVATION—
ENVIRONMENTAL SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

Environment

26

CONSTRAINTS—
UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE:
ENVIRONMENTAL ITEMS

VERSION # 1

Subject Area

Score

APPLICANT
Explanation

This project is striving to densify a
low-density neighbourhood with
townhouses.

Due to the site being located well below the
dike level and the existing and proposed
street-levels, the site will require alot of fill
to build the site up to match proposed and
existing adjacent street and pathway
grades.

/51

26

March 30, 2012

STAFF

Score Comments

/51

0

Page 7

620 Salter Street,(Queensboroug)New Westminster, B.C.

Social & Cultural
27
EARLY STAGE

Provides adaptable housing design features
above City requirements.
Includes other adaptable housing & barrierfree design features beyond Building Code.
Examples: Housing for the lifespan of all
people including children & parents with
strollers; visitability features.

28 Provides ground-oriented units.
EARLY STAGE
EARLY STAGE

29 Provides a diversity of unit sizes.

30

EARLY STAGE

Provides long-term market or non-market
rental units.

EARLY STAGE

31 Includes affordable market housing units.

32

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

EARLY STAGE

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

VERSION # 1

Subject Area
Accessibility

Housing
Housing

Housing

Housing

Heritage

/4

/5

/1

/1

/3

Score

0

1

0

2

4

0

/4

APPLICANT
Explanation
% of adaptable units:

Because of the Flood Control
Level , the site will not be able to
provide any barrier-free access to
unit living space which must be
above the flood control-level (much
higher than the finished grade.

100

% of Total

All units will be groun-oriented.

Unit Type
3-bedroom

All are purchase-able units that may
or may not be rented-out.
All units are geared to providing
affordable multi-family homes.

Not provided.

Comments

STAFF

March 30, 2012
Score

/3
/1

/1

/5

/4

/4

Page 8

620 Salter Street,(Queensboroug)New Westminster, B.C.

✔

EARLY STAGE

street and sidewalk
f) Other___________________

Subject Area
Heritage

Heritage

Amenities

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
✔

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

Includes references to historic site or
neighbourhood character or history in the
proposed architecture and/or land use.

EARLY STAGE

Includes reuse of an existing heritage
structure through restoration or
rehabilitation. May include re-location.

Social & Cultural
33

34

35

36

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

✔

EARLY STAGE

d) Other____________________

VERSION # 1

Score

0

/2

2

/2

3

APPLICANT
Explanation
Not applicable to this site.

Landscaping will reference the site
previous use with the inclusion of
similar tree's in a tree-grove.

Will provide a large open amenity
space that includes several
children's play areas in addition to
public seating in the open amenity
space.

Open amenity space will serve
both the private development and
the public.

A new street and sidewalk will be
provided along new Wood Street
and a new pump house will be
introduced. In addition a new urban
/4 trail will be provided.

1

/2

Comments

STAFF

March 30, 2012
Score

/2

/2

/4

/2
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620 Salter Street,(Queensboroug)New Westminster, B.C.

37

INNOVATION—
SOCIAL/CULTURAL SUSTAINABILITY ASPECTS
NOT CAPTURED ABOVE:

Social & Cultural

38

CONSTRAINTS—
UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE:
SOCIAL & CULTURAL ITEMS

VERSION # 1

Subject Area

Score

13
/28

APPLICANT
Explanation

Comments

STAFF

March 30, 2012
Score

0
/28

Page 10

620 Salter Street,(Queensboroug)New Westminster, B.C.

Economic
tax base.

39 Results in net increase in the City’s property

40

Creates more intensive use of land that
supports local businesses.

EARLY STAGE
EARLY STAGE

41 Redevelops a contaminated brownfield site.
42
Supports and/or is compatible with the
ongoing viability of surrounding existing
commercial or industrial employers.

EARLY STAGE

43

INNOVATION—
ECONOMIC SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

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

44

CONSTRAINTS—
UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE:
ECONOMIC ITEMS

VERSION # 1

Subject Area
Employment

Land Use

Land Use

Land Use

Score

/4

/2

APPLICANT
Explanation

The densification of this
neighbourhood and particularly this
site with the introduction of a new
Urban trail will strengthen the
existing neighbourhood.

Not applicable.

Yes, the increase in density of this
lot will facilitate the continued and
increased frequenting of local
businesses and establishments.

Yes, the increased density and
4
change of use of the three lots will
increase the tax base for the
/4 existing lots.

2

0

3

Comments

STAFF

March 30, 2012
Score

/4

/2

/4

0

/3

9

/13

/3

/13
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Draft Metro Vancouver Recycling Space Standards
(Note: Access Standards may be added at a later date)

APPENDIX A

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.

City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

New Westminster Design Panel

Date: September 25, 2012

From:

Jim Hurst
Development Planner

File:

Subject:

Proposed Rezoning of 273 and 275 Sherbrooke Street

REZ00047

RECOMMENDATION
THAT this report be received for information.

PURPOSE
An application has been received to rezone the site addressed as 273 and 275 Sherbrooke
Street from Residential Dwelling Districts (RS-1) to a Comprehensive Development
District Zone designed to allow this project.
APPLICATION
Applicant:

Elizabeth Fry Society of Greater Vancouver
402 East Columbia Street, New Westminster

Architect:

Gordon Mackenzie – Gordon Mackenzie Arch.
318 Homer Street, Vancouver

OCP Land Use Designation:

(P) Major Institutional

Official Community Plan
Development Permit Area
Designation:

The site is not designated as part of a
Development Permit Area

Existing Zoning:

Single Detached Dwelling Districts (RS-1)

Proposed Zoning

Comprehensive Development Districts

Site Characteristics:

Frontage:
113 feet (34.5 metres)
Depth:
90 feet (27.4 metres)
Site Area: 10,170 square feet (945 sq. m.)

Doc # 320457

Page 1
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September 25, 2012

SHERBROOKE
SHERBROOKE ST
ST

Royal Columbian Hospital

PROPOSAL
The applicant proposes to develop a building with a three-storey element and a twostorey element. The three-storey portion of the building on the west half of the site
(adjacent to the lane) would contain a multi-purpose space on the ground floor and the
offices of the society on the second and third floors. The two-storey portion of the
building on the east half of the site would contain a total of 10-units of independent, longterm, non-market housing for women and women with children. This housing would
include: six studio units ranging from 354 to 426 square feet; three one-bedroom units
ranging from 384 to 540 square feet; and one two-bedroom unit comprising 716 square
feet. All units would be adaptable, which would enable residents to age in place.
The building would have a total floor space of 14,958 square feet (1,390.3 square
metres); a site coverage of 60.7 %; and a Floor Space Ratio of 1.47. The underground
parking would provide a total of 20 parking spaces and bicycle storage.
CONTEXT
To the north and east of the site are residential dwellings zoned Residential Dwelling
Districts (RS-1). The properties all have a frontage of 45 feet and a depth of 113 feet for a
lot area of 5,085 square feet.

City of New Westminster
September 25, 2012

-3-

To the south is the Royal Columbian Hospital site. The hospital site has open space and
surface parking on this side of the site; however, an expansion of the hospital has been
announced which will see an intensification of use in this area.
To the west is the East Columbia Street Commercial area. This area is zoned Community
Commercial Districts (Medium Rise) (C-2A). This zone allows a height of four storeys or
40 feet. The building to the immediate west of the site is five storeys.
DESIGN CONSIDERATIONS
1. The building is adjacent to smaller single detached buildings and needs to provide
adequate setbacks. The building should provide a residential face for the benefit of the
adjacent residences but should also provide a more urban edge toward Sherbrooke
Street. Staff would appreciate comments on the appropriateness of the siting, massing
and materials used to address the residential context.
2. The project needs to provide a transition to the more intense land uses to the south.
3. Consideration of the amount and character of the outdoor space provided for the 10
residential units.
4. The building entry facing Sherbrooke Street is recessed and not clearly identified.
Staff would appreciate comments on how to mark the entry while respecting the
residential context of the building.

James Hurst
Development Planner

City of New Westminster
September 25, 2012
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APPENDIX #1
PROJECT PLANS

PLANNING DATA

Civic Address:
273 /275 Sherbrooke Street
Legal Description: Lots 25 & 26 Block 1 of Lots 6 to 9, 13 and 14
Suburban Block 2 and of Lot 13 Suburban
Block 1, Plan 2620. New Westminster District

Existing Zoning:
Single Detached Dwelling District (RS-1)
Proposed Zoning: Comprehensive Development District (CD)

Site Coverage:

Lot Size:

Building Height:

5,889 Sq.Ft. = 57.9 % coverage

10,170 Sq.Ft.

3 Storeys (32’-4”) Office/Multipurpose/Daycare
2 storeys (30'-7") Residential

OCP Designation: Major Institutional (P)

Setbacks:

10’-0”
5’-0”
15’-0”
5’-0”

E/Kelly Street:
S/Sherbrooke Street:
N/Sideyard:
W/Lane:

Total

Total

14,958 Square Feet

5,828 Square Feet
6,180 Square Feet
2,950 Square Feet

Parking:

9,700 Square Feet
273/275 Sherbrooke Street:
20 Underground parking spaces
including 1 accessible

Gross Floor Area: Level 1
Level 2
Level 3

Dwelling Unit Summary :

(354-426 sq.ft.)
(384-540 sq.ft.)
(716 sq.ft.)

Studios: 6
1 Bdrm: 3
2 Bdrm: 1

DRAWING LIST

RZ.01 Site Plan & Statistics
RZ.02 Underground Parking Plan
RZ.03 Ground Floor Plan
RZ.04 Second Floor Plan
RZ.05 Third Floor Plan
RZ.06 Roof Plan
RZ.07 Reserved
RZ.08 Reserved
RZ.09 Elevation
RZ.10 Elevation
RZ.11 Elevation
RZ.12 Elevation
RZ.13 Reserved

318 Homer Street

www.gmastudio.com

Suite 608

T 604 688 3080
F 604 688 3085

ELIZABETH FRY SOCIETY
OF GREATER VANCOUVER

1206

GM

As Noted

273/275 Sherbrooke Street
New Westminster, BC

CG

SITE PLAN & STATISTICS

RZ.01

318 Homer Street

www.gmastudio.com

Suite 608

T 604 688 3080
F 604 688 3085

ELIZABETH FRY SOCIETY
OF GREATER VANCOUVER

1206

GM

As Noted

273/275 Sherbrooke Street
New Westminster, BC

CG

UNDERGROUND PARKING PLAN

RZ.02

318 Homer Street

www.gmastudio.com

Suite 608

T 604 688 3080
F 604 688 3085

ELIZABETH FRY SOCIETY
OF GREATER VANCOUVER

1206

GM

As Noted

273/275 Sherbrooke Street
New Westminster, BC

CG

GROUND FLOOR PLAN

RZ.03

318 Homer Street

www.gmastudio.com

Suite 608

T 604 688 3080
F 604 688 3085

ELIZABETH FRY SOCIETY
OF GREATER VANCOUVER

1206

GM

As Noted

273/275 Sherbrooke Street
New Westminster, BC

CG

SECOND FLOOR PLAN

RZ.04

318 Homer Street

www.gmastudio.com

Suite 608

T 604 688 3080
F 604 688 3085

ELIZABETH FRY SOCIETY
OF GREATER VANCOUVER

1206

GM

As Noted

273/275 Sherbrooke Street
New Westminster, BC

CG

THIRD FLOOR PLAN

RZ.05

318 Homer Street

www.gmastudio.com

Suite 608

T 604 688 3080
F 604 688 3085

ELIZABETH FRY SOCIETY
OF GREATER VANCOUVER

1206

GM

As Noted

273/275 Sherbrooke Street
New Westminster, BC

CG

ROOF PLAN

RZ.06

318 Homer Street

www.gmastudio.com

Suite 608

T 604 688 3080
F 604 688 3085

ELIZABETH FRY SOCIETY
OF GREATER VANCOUVER

1206

GM

As Noted

273/275 Sherbrooke Street
New Westminster, BC

CG

ELEVATION

RZ.09

318 Homer Street

www.gmastudio.com

Suite 608

T 604 688 3080
F 604 688 3085

ELIZABETH FRY SOCIETY
OF GREATER VANCOUVER

1206

GM

As Noted

273/275 Sherbrooke Street
New Westminster, BC

CG

ELEVATION

RZ.10

318 Homer Street

www.gmastudio.com

Suite 608

T 604 688 3080
F 604 688 3085

ELIZABETH FRY SOCIETY
OF GREATER VANCOUVER

1206

GM

As Noted

273/275 Sherbrooke Street
New Westminster, BC

CG

ELEVATION

RZ.11

318 Homer Street

www.gmastudio.com

Suite 608

T 604 688 3080
F 604 688 3085

ELIZABETH FRY SOCIETY
OF GREATER VANCOUVER

1206

GM

As Noted

273/275 Sherbrooke Street
New Westminster, BC

CG

ELEVATION

RZ.12

City of New Westminster
September 25, 2012
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APPENDIX #2
LETTER FROM EFRY

PROJECT TYPE: INSTITUTIONAL
Date: _______________________________________________________
March 30, 2012
620 Salter Street,(Queensboroug)New Westminster, B.C.
Project Address:_______________________________________________

Rezoning or
RAZ 000 49
Development Permit Number: ___________________________________

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

Waste &
Materials

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

EARLY STAGE

Subject Area

1

/1

VERSION # 1

APPLICANT
Explanation

The site is vacant of any structures
and materials to be recycled.
Landscaping as mulch.

40
= _________
% of construction

60
= _________
% of demolition

Recycled material:

EFry currently has a 4 stream
system in the 402 building. The
2
proposed new building with
/2 adjoining parking will share the it.

Score

54 3-BEDROOM TOWNHOUSE UNITS IN 11
Short Description of Project:______________________________________
BUILDINGS WITH 72 SIDE-BY-SIDE STALLS
& 44 TANDEM STALLS
1

2

Incorporates 4-stream recycling collection
facilities (newsprint, paper, containers,
organics) in a secure common area.

Environment

REQUIRED

SUSTAINABILITY
REPORT CARD

Planning Division

Page 1

June 2011

Environment

Page 6

Categories

Social & Cultural

Page 8

Comments

STAFF

Economic

Score

/2

/1

620 Salter Street,(Queensboroug)New Westminster, B.C.

3

See specifications in the City’s Building Permit
Requirement Package.
Provides for stormwater retention &
evaporation, and groundwater treatment &
recharge in the stormwater management plan.
See Metro Vancouver’s Stormwater Source
Control Design Guidelines.

Subject Area
Stormwater

Stormwater

5

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

Energy
Efficiency

Habitat

Provides plants and staked trees in accordance
with the BC Landscape Standard.
Uses energy-efficient lighting.

Energy
Efficiency

Building Rating

Waste &
Materials

Provides EnergyStar-rated commercial food
service or other applicable equipment.
See www.energystar.gov under ‘Products’.

9

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

EARLY STAGE

10

VERSION # 1

Achieves a recognized industry standard for
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.

8

7

6

4

Uses construction techniques which minimize
site disturbance (sedimentation & erosion)
during the development phase.

Environment
REQUIRED
REQUIRED
REQUIRED
REQUIRED

Score

1

/1

APPLICANT
Explanation
Sediment and erosion control
will be determined by the design
and consultation of a civil engineer.

stormwater will be managed
through several different systems,
including rain-water leaders and
3
surface collection of rain-water in
common amenity spaces, which
will retain any surface water prior
to being filtered through draintiles
/3 and sediment-control/ oil recovery
sumps.
drought-tolerant landscaping will
1
be utilized in combination with
rain-water capture through
/1 rain-barrel cisterns for planter
watering in drought conditions
plants and staked trees will be
1
along with any req'd.
selected as per BC Landscape
high-efficiency irrigation systems.
/1 Standards
through the design and

/1

carpeting, paint and adhesives will
be low VOC.

appliances will be selected and
purchased by each owner.

spaces,
such asthermostats
Living and Dining
programmable
wil be a
provided in each dwelling unit to
control ambient temperature of
each unit.

consult efficient
of a registered
energy
lightingBC
will be
1
Landscape Architect. areas in
provided
in
all
common
/1
addition
to
strategic
placement
Detail each
type of
appliance:
within
unit's
common living

2

0
/1

1
/8

Comments

STAFF

March 30, 2012
Score

/1

/3

/1

/1

/1

/1

/1

/8

Page 2

620 Salter Street,(Queensboroug)New Westminster, B.C.

EARLY STAGE

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

Retains sound original trees and landscape
features or provides a net gain in tree canopy
and landscaped area.

EARLY STAGE

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

Provides open greenspace and other greened
features, including landscaped common areas
and walkways to green the built environment.

Environment
11

12

13
EARLY STAGE

Maximizes use of passive solar design to
reduce excessive heat loss/heat gain and
reduce energy consumption.
Examples:
• Sites/masses buildings to maximize
natural lighting on sides with limited sun.
• 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
50
envelope = _______%
Recommended: Below 60%
• Uses exterior window shading devices to
limit excessive solar heat gain.
• Uses high albedo (“white roof”) roofing
material to limit heat gain/heat island
effect.

VERSION # 1

Subject Area
Habitat

Habitat

Energy
Efficiency

/3

Score

2

0

/2

3

/4

APPLICANT
Explanation
Each unit will be provided with
storage space (3 s.f./unit) for their
individual units needs for 4-stream
recycling.

Not provided

Units are designed to utilize
cross-ventilation with operable
windows at both front and rear of
units.
Deciduous trees and landscaping
will be used to shield harmful/strong
solar rays and mitigate excessive
heat-gain in units in the summer
time, while providing maximum light
and heat in the winter months.
limited glazing will be provided to
reduce solar heat-gain in the
summer and heat-loss in the winter.
Units will incorporate acceptable
roof over-hangs to shield upper
windows.

Comments

STAFF

March 30, 2012
Score

/3

/2

/4
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Environment
Building Code requirements.

EARLY STAGE

14 Achieves building energy performance above

15

Incorporates alternative energy systems, such
as geo-exchange, solar, or district energy.
Example: Solar or geo-exchange systems for
building hot water heating.

policy (Appendix A).

EARLY STAGE
Incorporates use of recycled and/or salvaged
materials, including those salvaged from onsite or off-site heritage buildings.
Facilitates salvaging of on-site heritage
materials by contractors or persons/groups
with a heritage interest.
Recommended:
Recycled-- minimum 7.5%*
Salvaged/Refurbished-- minimum 10%*.
*% of total building material cost. Note also that
heritage lumber/siding must be graded.

Subject Area
Energy
Efficiency

Alternative
Energy

Stormwater

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

Waste &
Materials

EARLY STAGE
16 Provides end-of-trip bicycle facilities as per City Transportation

17

18

19

Provides 20 cm (8 in) of topsoil as finished
grading for groundwater recharge and
stormwater retention/evaporation.

VERSION # 1

Score
2

/4

/2

/1

/4

0

0

0

0
/3
1

/1

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

Specify % of energy provided:
Not provided.

Not provided.

Specify % of material:
There are no existing building to
salvage building materials from on
this site.

Not applicable. There are no
concrete buildings proposed for
this site.

Greenspace will provide min, of 20
cm.

Comments

STAFF

March 30, 2012
Score

/4

/4

/1

/2

/3

/1
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22

In wood-frame buildings, incorporates highEnergy
efficiency HVAC systems (heat recovery systems, Efficiency
variable speed fans, etc.).

Habitat

Stormwater

Subject Area

620 Salter Street,(Queensboroug)New Westminster, B.C.

20

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

Environment
21
Removes invasive species* and incorporates
native or adaptive species which provide multistorey habitat (groundcover, shrubs & trees).

23

INNOVATION—
ENVIRONMENTAL SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

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

24

CONSTRAINTS—
UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE:
ENVIRONMENTAL ITEMS

VERSION # 1

Score

1
/1

/1

/2

APPLICANT
Explanation
Will store existing topsoil/soils off
site at other EFry site & reuse after

TBD

TBD

This project is striving to densify a
low-density neighbourhood with
townhouses.

Comments

STAFF

March 30, 2012
Score

/1

/1

/2

/48

0

Due to the site being located well below the
dike level and the existing and proposed
street-levels, the site will require alot of fill to
build the site up to match proposed and
existing adjacent street and pathway
grades.

/48

26
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Social & Cultural
rental units.

25 Provides long-term market or non-market
EARLY STAGE
features beyond the Building Code.

26 Includes institutional barrier-free design

EARLY STAGE

Examples: Features for employees and clients;
accessible buildings, rooms and tenant
improvements; visitability features for persons
with impairments, parents with strollers, etc.

plan.

EARLY STAGE

Subject Area
Housing

Accessibility

Heritage

Heritage

Includes reuse of an existing heritage structure Heritage
through restoration or rehabilitation. May
include re-location.

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

Achieves a recognized industry standard* for
heritage conservation.
EARLY STAGE

27 Includes a professional heritage conservation

28

29

Includes references to historic site or
neighbourhood character or history in the
proposed architecture and/or land use. 1

EARLY STAGE

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

VERSION # 1

Score

APPLICANT
Explanation

Landscaping will reference the site
previous use with the inclusion of
similar tree's in a tree-grove.

Not applicable to this site.

Not provided.

Because of the Flood Control
Level , the site will not be able to
0
provide
any barrier-free access to
unit living space which must be
above the flood control-level (much
/5 higher than the finished grade.
All units will be groun-oriented.

/2

/4

/3

1

0

0

2

/2

Comments

STAFF

March 30, 2012
Score

/5

/3

/4

/2

/2
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✔

✔

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

INNOVATION—
SOCIAL/CULTURAL SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

✔

✔

street and sidewalk
f) Other___________________

Provides public amenities above City voluntary
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

Social & Cultural
30

31

32

33

CONSTRAINTS—
UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE:
SOCIAL & CULTURAL ITEMS

VERSION # 1

Subject Area
Amenities

Amenities

Score

3

APPLICANT
Explanation

Will provide a large open amenity
space that includes several
children's play areas in addition to
public seating in the open amenity
space.

Open amenity space will serve
both the private development and
the public.

A new street and sidewalk will be
provided along new Wood Street
and a new pump house will be
introduced. In addition a new urban
/4 trail will be provided.

1

/2

Comments

STAFF

March 30, 2012
Score

/4

/2

/22

0

utilizes economies of scale and the office
space to underwrite the non market
housing, underground parking, and daycare
development for non traditional hours
service. provides housing for women and
children to address NW high proportion of
low income women/single parents.

/22

13
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Economic
EARLY STAGE

for long-term job creation on site.

34 Maximizes Official Community Plan potential

base.

Subject Area
Employment

Land Use

Land Use

35 Results in net increase in the City’s property tax Employment

supports local businesses.

36 Creates more intensive use of land that
EARLY STAGE

EARLY STAGE

37 Redevelops a contaminated brownfield site.

VERSION # 1

/4

/6

Score

4

2

0

/2

/4

APPLICANT
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.

Not applicable.

n/a

Comments

STAFF

March 30, 2012
Score

/6

/4

/2

/4
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Economic
38
Supports and/or is compatible with the
ongoing viability of surrounding existing
commercial or industrial employers.

EARLY STAGE

EARLY STAGE

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

39 Provides office floorspace.

40

EARLY STAGE

Serves or supports a regional destination
institutional function such as health care,
education or justice services.

VERSION # 1

Subject Area
Land Use

Employment

Employment

/4

/3

Score

3

4

3

/3

APPLICANT
Explanation

The densification of this
neighbourhood and particularly this
site with the introduction of a new
Urban trail will strengthen the
existing neighbourhood.

Provides for 2 floors of office space.

EFry provides community with
social services.

Comments

STAFF

March 30, 2012
Score

/3

/4

/3
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41

INNOVATION—
ECONOMIC SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

Economic

42

CONSTRAINTS—
UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE:
ECONOMIC ITEMS

VERSION # 1

Subject Area

Score

APPLICANT
Explanation

0

Comments

STAFF

March 30, 2012

/26

Score

9

Reduces amount low income tenants pay
on housing so reduces core housing need
(pre-housed + 50% of income).

/26
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APPENDIX A

1.0

Intent:
The provision of end-of-trip bicycle parking facilities for every new development or an addition to a development in New
Westminster which results in a requirement of four or more bicycle parking spaces in accordance with the New Westminster
Zoning Bylaw.

BICYCLE END-OF-TRIP FACILITIES POLICY (Adopted Oct 27, 2008)

2.0

End-of-Trip Facility Standards

0
1
1
2
2
3
3
3 plus 1 for each
additional 30 bicycle
spaces or part thereof

Minimum Number For Each Gender
Water Closets
Wash Basins

0
1
2
3
4
5
6
6 plus 1 for each
additional 30 bicycle
spaces or part thereof

Showers

The provision of end-of-trip bicycle parking facilities in accordance with the above ‘intent’ will be strongly encouraged by the
City of New Westminster where a project does not require rezoning. The provision of end-of-trip bicycle parking facilities will
be included in the City’s Smart Growth Checklist and will be considered when determining if a project has sufficiently
addressed the need to develop in a sustainable manner.

Implementation:
End-of-trip bicycle parking facilities required in accordance with the above Intent shall be required as a condition of approval
of rezonings.

3.0

Required Number of
Class A Bicycle Spaces
0-3
4-29
30-64
65-94
95-129
130-159
160-194
Over 194

0
1
2
3
4
5
6
6 plus 1 for each
additional 30 bicycle
spaces or part thereof

Where Class “A” bicycle parking is required for non-dwelling uses, the minimum number of clothing lockers will equal 0.7
times the number of bicycle parking spaces for each gender. At least 50% of the clothing lockers should be full size (min. 18
cm. [7”] in height).

