City of New Westminster

REPORT

DEVELOPMENT SERVICES DEPARTMENT

To: Members of the New Westminster Date: January 26, 2020
Design Panel
From: Michael Watson, File: REZ00142

Senior Planner

Subject: 97 Braid Street — Application Background Presentation and Master Plan
Rezoning Submission

RECOMMENDATION

1) THAT the NWDP provide comment on and endorse the general design content of
the Master Plan Submission and the Applicant Prepared Draft Design Guidelines,
and

2) THAT staff work with the applicant to revise the Draft Design Guidelines to:
a. incorporate feedback from NWDP;
b. ensure the necessary design guidelines content, including that within the
Master Plan Submission, is included in the Draft Design Guidelines, and
c. ensure the design guidelines represent industry best practices and are
flexible, clear, organized and easily used.

EXECUTIVE SUMMARY

A revised Master Plan concept has been submitted in support of the rezoning application
for a complete, mixed use, sustainable and transit-oriented master planned community
called Sapperton Green at 97 Braid St. The proposed Master Plan concept would include
up to 4.455 million square feet of residential floor space of mixed tenure including condo,
market rental and affordable housing; 750,000 square feet of office commercial floor
space; approximately 100,000 to 150,000 square feet of retail commercial floor space; a
35,000 square foot community centre and child care space, and parks and publically
accessible open space.
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At the December 8, 2020 meeting of the NWDP, the applicant presented the Master Plan
Submission (Appendix B) and information on the project to the NWDP with the intent of
presenting Design Guidelines for review by the panel at a subsequent meeting. The first
draft of these Design Guidelines are attached in Appendix A for review by the New
Westminster Design Panel. Staff have reviewed the Master Plan Submission and the
Design Guidelines submitted by the applicant and have provided initial comments to the
applicant are yet been incorporated. Staff are of the opinion that these two documents
include a majority of the design content necessary for the Sapperton Green Development
Permit Design Guidelines.

Staff are seeking comments from the NWDP on the general design content within the
Master Plan Submission and the Design Guidelines submitted by the applicant.

Following NWDP review, staff would work with the applicant to revise the Draft Design
Guidelines to: incorporate feedback from the NWDP; ensure the necessary design
guidelines content, including that within the Master Plan Submission, is included in the
Draft Design Guidelines; and ensure the design guidelines represent industry best
practices and are flexible, clear, organized and easily used.

BACKGROUND

Background information on the application including the site context, application history
and applicable policies and regulations were included in the December 8, 2020 report to
the NWDP which can be accessed on the City’s website at:

https://www.newwestcity.ca/database/files/library/ NWDP_AGENDA _2020_12_08 Pack
age(1).pdf

PROJECT DESCRIPTION

The Master Plan for Sapperton Green proposes a complete community that will include a
range of housing options including affordable housing, green and open spaces,
employment space, neighbourhood-serving retail, and a community centre and child care.

This master planned community is proposed to include up to 4.455 million square feet of
residential floor space of mixed tenure including condo, market rental and affordable
housing; 750,000 square feet of office commercial floor space; approximately 100,000 to
150,000 square feet of retail commercial floor space; a 35,000 square foot community
centre and child care space, parks and publically accessible open space. If the application
is approved, it is expected that the development of the site would occur over 20-30 years.

The proposed Master Plan concept for this site would include:
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e aresidential floorspace of 390,192 sq. metres (4.2 million sq. ft.) for a projected
4,700 residential units, and would include:
o aminimum of 104,237 sq. metres (1.12 million sq. ft.) of secured market
rental housing, and
o aminimum of 23,690 sq. metres (255,000 sq. ft.) of affordable housing
consistent with the City’s Inclusionary Housing Policy;
« employment-generating and office floorspace of 69,677 sq. metres (750,000 sq.ft.)
to 139,354 sq. metres (1.5 million sq. ft.);
o approximately 9,290 sq. metres to 13, 935 sq. metres (100,000 to 150,000 sq. ft.)
of retail commercial floor space;
« recreational amenities including a 3,251 sq. metre (35,000 sq. ft.) community
centre and child care facility; and
o 7.9 acres (3.2 hectares) of publicly accessible open space (19% of site area)
including:
« 1.8 acres central park;
e 3.5 acres of riparian area adjacent to Brunette River;
o 0.75 acre transit plaza; and
o pedestrian corridors, greenways, pocket parks and accesses to Hume Park
and Brunette River.

The neighbourhood design minimizes roadways and emphasizes pedestrian and cycling
connections including new connections to the Brunette Fraser Greenway and the Braid
SkyTrain station.

The applicant has provided a draft Master Plan Rezoning submission which is under
detailed review by City staff, and is intended to be used to develop various regulatory
documents including the Development Permit Ares Design Guidelines, the
Comprehensive Zoning District, policy support documents and legal agreements. The
Master Plan Rezoning Submission is attached as Appendix B. Further information on the
project is also available on the City’s website at www.newwestcity.ca/sappertongreen.

DISCUSSION

Role of Development Permit Area Design Guidelines

Development Permit Area Design Guidelines are an important regulatory tool used to
shape the form and character of sites and building on private property, ensuring all
buildings and sites are designed to the community’s high standards relating to urban
design, site design, building massing and aesthetics and sustainability strategies. These
guidelines help ensure a consistency and neighbourhood cohesiveness across a number of
buildings, sites, developers and builders and are a keystone element in ensuring the
overall neighbourhood development meets the vision, goals and objectives of the
neighbourhood.
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In the case of the Sapperton Green neighbourhood, the Development Permit Area is also
established for the purposes of:

protection of the natural environment, its ecosystems and biological diversity;
protection of development from flooding of the Brunette River;

establishment of objectives to promote energy conservation;

establishment of objectives to promote water conservation; and

establishment of objectives to promote the reduction of greenhouse gas emissions;

The final Sapperton Green Design Guidelines would need to address these elements in
addition to building and site form and character.

Objectives for Development Permit Area Design Guidelines

The Development Permit Area Design Guidelines is an important document influencing
the design and character of the Sapperton Green neighbourhood as it develops. The
Development Permit Area Design Guidelines for Sapperton Green would be a standalone
document which would be attached to the Zoning District for the subject site. The
principles which have been established for the preparation of the design guidelines are
that they would:

e be flexible to allow for development to easily respond to future trends and specific
site considerations;

e be clear, organized, and representative of industry best practices so as to be easily
used by design professionals, the public and City staff;

e meet requirements of section 488 — 491 of the Local Government Act, including
only being applicable on private development sites (not publically owned road or
spaces); and

The applicant has reviewed recent examples of documents which would meet the above
noted objectives including the City of New Westminster’s Development Permit Area
Design Guidelines as well as design guidelines for two recent development projects:
Design Guidelines for 100 Braid Street and Design Guidelines for Queensborough
Eastern Node.

DESIGN GUIDELINE CONSIDERATIONS

Staff has provided comments on the applicant’s initial submission of Design Guidelines
which is summarized in the discussion below. As a next step, the guidelines would be
revised to incorporate both staff and NWDP feedback.
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Design Guideline Content

The applicant has put considerable effort in developing the Master Plan Rezoning
Submission (Appendix B) and the draft Design Guidelines (Appendix A). In the view of
staff, these two documents include a majority of the content necessary for the Sapperton
Green Development Permit Design Guidelines. In order to ensure that the necessary
materials are included in a stand alone document and used as a regulatory tool, the design
related content in the Master Plan Rezoning submission would need to be duplicated in
the design guideline document.

Staff seeks NWDP endorsement of the general design content within these documents
and would then ensure the necessary design guidelines content, including that within the
Master Plan Submission, is included in the Draft Design Guidelines.

Comments from the Panel would be appreciated on the general design content of the
Master Plan Submission and the Applicant Prepared Draft Design Guidelines.

Design Guideline Flexibility

The flexibility principle for the design guidelines is important as it would allow the
development to be able to adapt over time as new best practices and techniques emerge
and to respond to site specific considerations while still meeting still meeting the
objectives and goals of the design guidelines. The approach used in other City documents
is to ensure there are a number of clear objectives and goals and that each would have a
list of considerations as to how that goal could be achieved. An example of this approach
from the 100 Braid Street Design Guidelines is included below.
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Additionally, some of the guidelines provided may be too prescriptive and would limit
the ability to revise and adapt the site design overtime. As an example, the guidelines in
some cases reference specific setback numbers, rather than ranges. Further, the lot design
guidelines section of the Design Guidelines includes detailed information about use,
height, property lines, subdivision which would work again the ability to adapt and be
flexible over time.

Comments from the panel would be appreciated on additional considerations for
ensuring flexibility of the Design Guidelines.

Design Guideline Clarity and Usability

The principle to ensure the document is clear, organized and uses industry best practices
1s aimed at ensuring that the design guidelines are easily understood and used by the City,
the public, architects, landscape architects, future owners, etc. This principle helps: 1)
ensure that transparency with the public and other stakeholders; 2) assist with improved
timelines both in the City review process as well as for architects, landscape architects
and other design professionals when developing a building/site concepts; and 3) ensure
relative consistency in interpretation across numerous users.

Currently the document includes four separate locations where document users would
need to search for information, including: Precinct Guidelines, Streetscape and Public
Realm, Private Development Sites — General Guidelines and Lot Guidelines. The Lot
Guidelines themselves also contains multiple subsections including guidelines focusing
on individual sites.

Much of this information can be removed from the document including most of the
streetscape and Public Realm guidelines, which because Development Permit Area
guidelines only apply to private property, would not be within the scope of the document.
The Precinct Guidelines include very little information which could be combined with
other sections of the document making the document easier to use.

Staff are recommending to continue to work with the applicant to ensure the Draft Design
Guidelines are clear and organized which would include ensuring the document is easy to
use by making certain there is not unnecessary duplication of information, the guidelines
only include information within their effective scope (i.e. only private realm guidelines),
and that the document has a clear and easy to follow structure.

Comments from the panel would be appreciated on additional considerations to ensure
clarity and usability of the Design Guidelines.
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ATTACHMENTS

A. Draft Sapperton Green Design Guidelines

Michael Watson,
Senior Planner
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In general trees selection should conti
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scale, define spaces, edges and sun and shade. The Community Green lawn should be designed so Rosa sp.
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respond in a positive way to drought, soil
interaction. For urban conditions conside
non-native, non-invasive introduced adar
with strong seasonal interest. These are p
introduced into the lower mainland land:s

thrive in local climatic conditions.

Trees in urban plazas create an overhead canopy that provides a
sense of human scale, define plaza edges, create summer shade and
interesting shadow patterning on the ground. Tree selection should
contribute to the identity and character of the plaza space. Careful
selection of trees to ensure that fruit and

these areas will reduce conflicts with use

cally, trees shall be deciduous with brancl

hiiman crala (D 1 matrac) Plantc and tran

CPTED design principles should be employed with regard to selec-
tion and design of planting areas. Among other CPTED principles
ensure that surveillance and views into plaza spaces from surround-

ing sidewalks, greenways and buildings are unobstructed.

Stewartia pseudocamellia
Vaccinium ovatum Thunderbir
Viburnum davidii

Viburnum carlesii
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emphasis on an urban character. An (
mix of open lawn areas and planting

trees within the plant beds.
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Street SkyTrain Station. More importa
via an open space through Sappertor
with parks, a community centre, urba

pedestrian and street networks.
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Vertical service elements, such as stair and elevator shafts, that are located to the perimeter of the
building, may be used to assist in articulation, as well as express their function.

Rooftop mechanical systems, elevator penthouses and other appurtenances should be integrated

ties should be provided where possible as illustrated below to
s surfaces, and increase the landscaped buffer bordering the

J width should not be increased.
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pedestrian linkages to connect building entries within the site, ar
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stations and city greenway and bikeway networks. Atria and galle
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Gate
Address
Stoop or patio
Planting
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Address
Stoop or patio
Planting
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Soft transitions where
Planting as edge
Transparent Fence
Walkway connections
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As outlined in the bylaw, tower

ntated units, oriented to helght iy vary dependentLipon

-es such as Hume Park

nhouses will be accessible

density transfer — refer to page110.

6B,

6C,
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PUBLIC TO PRIVATE TRAN
Soft transitions where
Planting as edge
Transparent Fence
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Address
Stoop or patio
Plantina
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Soft transitions where
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Gate
Address
Stoop or patio
Plantina

Soft transitions where
Planting as edge
Transparent Fence
Walkway connections
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