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Project Summary
The 808 Royal Project is a 20-storey (approx. 76 m tall) 
Academic and Student Housing building for Douglas 
College. It faces Eighth Street, Blackie Street, Royal Avenue 
and Agnes Street. Douglas College has a great need 
for expansion of their facilities with the growth of their 
academic programs. This new building allows for their 
programs to modernize and expand to the demand that 
has been experienced for their programs. In response 
to the affordable housing crisis in New Westminster and 
the growing student population, the campus is adding a 
substantial amount of student housing.  

The site is situated in Downtown New Westminster’s Tower 
Precinct, a precinct that serves as the “institutional heart 
of the city” and is home to two major institutions, Douglas 
College and the Courthouse. The vision for this precinct is 
to create a walkable, livable environment that balances 
tower development with pedestrian-oriented streetscapes 
and a high quality public realm. The project provides 
additional educational and housing uses to the existing 
Legacy campus. The academic use would draw frequent 
users into the area while bringing in diversity of employment. 
The project supports the Downtown Community Plan’s 
sustainability values through all three pillars of sustainability: 
environmental, social, and economic. Environmentally, the 
use of a previously developed site minimizes the damage 
to natural areas. Socially, the academic use and student 
housing enable future generations to meet their own needs 
by providing ample opportunity for self-development. 
Students will be better equipped to find jobs, which would in 
turn support the local economy. 
The project is targeting Step Code 4, LEED Gold Certification 
and Rick Hansen Foundation Accessibility Certification Gold.

The compact site is ideally located across from the existing 
Douglas College Legacy Campus, providing a great 
opportunity to strengthen the city’s institutional hub. The 
currently empty site (other than minimal structure and 
surface parking) is well-situated on the corner of Royal 
Avenue and Eighth Street, easily accessible by car, bus, 
bike, and on foot. Rapid transit (New Westminster station) is 
located 1 block south of the site and major bus routes run 
along Eighth Street. There are condominium developments 
to the West across Blackie Street and a planned 
condominium development to the South across Agnes 
Street where there is currently low-rise commercial space. 
Community amenities and facilities are only a short distance 
from the site, such as Simcoe Park, Toronto Place Park, and 
many retail, restaurants, and other commercial businesses.

The project is located within the Downtown Development 
and Special Development Permit Area, also within the Tower 
Precinct identified in the Downtown Building and Public 
Realm Design Guidelines and Master Plan. The project aligns 
well with the Design Guidelines, recognizing Tower form, 
location and considering public space, with a plaza on 
Agnes and Eighth Street and connecting to the Eighth Street 
Complete Streets project. 

The site is currently zoned Downtown Mixed Use Districts (C-
4), which permits a mixed use building with a height of 40 
feet (12.2metres) and a total FSR of 5.2. With the proposed 
FSR of 9.6 (35,057 square meters) and a height of 76 metres, 
the project is seeking an increase in FSR and height, which 
would require a rezoning. The proposed FSR and height 
is intended to create a landmark on the corner of Royal 
Avenue and Eighth Street to highlight Douglas College’s role 
in the revitalization of Downtown New West, and to support 
the Tower Precinct’s intent to further densify the area. 

Due to the site’s accessibility, the project seeks to promote 
sustainable modes of transportation. Shared campus 
parking is provided in the existing campus to alleviate the 
project’s parking needs. A bicycle lane will be added 
on Eighth Street, the accommodation of bicycle parking 
and end-of-trip facilities and proximity to the Skytrain 
and bus routes serve to promote sustainable modes of 
transportation. Instead of following the zoning bylaw, 
the proposal establishes the parking requirements with a 
Transportation Demand Management (TDM) report, based 
on the actual and expected demand for the project.

The project is part of a complete community with access to 
nearby parks, roof gardens, open space, and recreational 
facilities that serve the needs of the existing and future 
residents. The 10 stories of Academic building (22,422 sm) 
faces Agnes Street, Eighth Street and Blackie Street and 
the 13 stories of housing (12,615 sm & 234 units / 369 beds), 
partially on top of the Academic Building is located facing 
Royal Avenue and Eighth Street. Towers are pushed away 
from the existing condominium towers and interface with 
the street at entrances. Public ground floor uses facilitate 
social interaction with outdoor spaces along Eighth Street 
to extend the public realm and provide an attractive, 
walkable streetscape. The overall building form provides 
sensitive densification that fits into the neighbourhood 
context and City design policies. 
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Site General Project Statistics

Site Area: 3,641 sm

    Current:  Proposed:
Zoning:    C-4   CD (site-specific)
 
Max FSR:   5.2 (18,933 sm)  9.6 (35,057 sm)
 Academic (A)     6.1 (22,422 sm)
 Student Housing (H - 360 beds)  3.5 (12,615 sm)

Max Height:    40’-0” (12.2m)  246’-7” (75.28 m)

Setbacks:
 Royal:   10m   10m
 Other:   none   none
Setbacks (podium):  4.5m (ped. st.)  none/varies

Site Coverage:  no limit   ~87%

Height at Royal Avenue:
17 stories - 4 academic + 13 student housing

Height at Agnes Street:
10-19 stories - 10 academic + 9 student housing

Student Housing Units:
126  Single Room
11 Single Room Accessible
89 Double Room
9 Double Room Accessible
6 Quad Room

3 Quad Room Accessible

244  Total Rooms

Parking:
54 Parking Spaces
2 Loading Spaces
105 Long Term Bicycle Spaces
18 Short Term Bicycle Spaces

296' - 11"
90498

132' - 0
"40237

PROJECT

NORTH

EIGHTH ST

BLACKIE ST

10' SETBACK (AS PER ZONING BYLAW 180)

ELEV=38.74
127.09 ft

ELEV=26.52
87.02 ft

ELEV=36.66
120.29 ft

ELEV=23.22
76.19 ft

AGNES ST

ROYAL AVE

MOODY ST

808 ROYAL AVENUE 

805 AGNES STREET

808 ROYAL AVENUE

805 AGNES STREET

23.08

26.88

38.71

36.68
120.34

88.19

127.0

75.72



6  808 Royal - Douglas College
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Stantec Architecture Ltd.
1100-111 Dunsmuir Street
Vancouver, BC  V6B 6A3
Tel: (604) 696-8000 • www.stantec.com

808 Royal Avenue, New Westminster, BC, V3M 1K1

PROJECT INFORMATION / STATISTICS /
CONTACT LIST

144320116

A0.003

Douglas College

Douglas College

Author CheckerDesigner 02/09/22

Total Percentage with Gross Floor Area 83% 53% 30% 3% 11% 3% 9% 3% 3% 2%
Total Net Floor Area 377,139.63 35,037.42 22,422.19 12,615.22 1,448.31 4,822.73 1,130.43 3,763.72 42,438.90 1,073.40 1,445.01 808.51
Upper Residential Roof Level 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 95.55 0.00 0.00
Residential Roof Level 0.00 0.00 0.00 0.00 82.60 0.00 0.00 11.32 82.60 518.79 0.00 633.36
Level 20 12,174.95 1,131.09 0.00 1,131.09 43.26 0.00 66.64 0.00 1,240.99 0.00 0.00 0.00
Level 19 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 18 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 17 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 16 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 15 12,193.96 1,132.86 0.00 1,132.86 43.26 0.00 64.87 0.00 1,240.99 0.00 0.00 0.00
Level 14 12,170.96 1,130.72 0.00 1,130.72 43.55 0.00 66.72 0.00 1,240.99 0.00 0.00 0.00
Level 13 12,185.89 1,132.11 0.00 1,132.11 43.42 0.00 65.46 0.00 1,240.99 160.74 0.00 0.00
Level 12 13,542.24 1,258.12 127.88 1,130.24 46.93 0.00 63.82 13.23 1,368.86 241.32 1,066.42 131.70
Level 11 7,515.10 698.18 197.79 500.38 10.22 0.00 49.28 1,975.30 757.67 0.00 0.00 0.00
Level 10 21,839.82 2,028.99 1,528.75 500.24 550.90 0.00 60.74 191.86 2,640.62 57.00 0.00 43.45
Level 9 27,138.89 2,521.29 2,041.23 480.05 64.42 0.00 58.92 167.45 2,644.62 0.00 0.00 0.00
Level 8 27,742.62 2,577.37 2,076.92 500.46 40.12 0.00 48.67 167.31 2,666.17 0.00 378.59 0.00
Level 7 30,887.13 2,869.51 2,869.51 0.00 49.66 0.00 48.24 222.69 2,967.42 0.00 0.00 0.00
Level 6 30,890.04 2,869.78 2,869.78 0.00 49.68 0.00 47.96 222.69 2,967.42 0.00 0.00 0.00
Level 5 30,583.81 2,841.33 2,841.33 0.00 50.91 0.00 47.97 247.42 2,940.20 0.00 0.00 0.00
Level 4 27,915.24 2,593.41 2,591.94 1.47 56.48 0.00 58.58 357.97 2,708.47 0.00 0.00 0.00
Level 3 31,239.26 2,902.22 2,692.01 210.22 28.51 0.00 71.91 53.77 3,002.65 0.00 0.00 0.00
Level 2 13,637.71 1,266.99 1,266.99 0.00 47.04 0.00 33.21 132.69 1,347.23 0.00 0.00 0.00
Level 1 12,926.32 1,200.89 1,200.89 0.00 24.32 0.00 0.00 0.00 1,225.22 0.00 0.00 0.00
Level P1 871.00 80.92 7.14 73.78 0.00 1,576.81 11.72 0.00 1,669.45 0.00 0.00 0.00
Level P2 841.14 78.14 0.00 78.14 0.00 1,840.23 0.00 0.00 1,918.37 0.00 0.00 0.00
Level P3 2,134.83 198.33 110.05 88.29 0.00 1,405.70 0.00 0.00 1,604.03 0.00 0.00 0.00
Floor Level Sq. Ft. Sq. M. Academic Student Housing Service Area Parking / Garage Void Shaft Void Space Gross Floor Area Roof Green Roof / Patio Roof Top Mechanical

Net Floor Area Breakdown (with FSR Exclusion) Area Breakdown (Sq.M.)

Building & Structures on
Ground Level 84.5%

Emergency Crossover Floors: 3.4.6.18. - Required and will be provided 3.4.6.18. - Required and will be provided
Lot Coverage: Street Facing: At least one street At least one street

Density: 5.20 11.39 Emergency Power: 3.2.7.4., 3.2.7.8. and 3.2.7.9. - 2 Hr.
duration

3.2.7.4., 3.2.7.8. and 3.2.7.9. - 2 Hr. duration
Allowable Proposed Smoke Alarms: Required in each student housing suite Required in each student housing suite

Net Floor Area With Exclusion 377,139.63 35,037.42
Proposed Ground Floor Area 33,123.61 3,077.28
Site/Lot Area 39193.23 3641.17 Fire Alarm System: Required and will be provided - system is to

comply with CAN/ULC-S524-14 and
monitored by a monitoring station in
conformance with CAD/ULC-S561-13

Required and will be provided - system is to comply with CAN/ULC-S524-14 and
monitored by a monitoring station in conformance with CAD/ULC-S561-13

Sq. Ft. Sq. M.
FSR Standpipe System: Required and will be provided - system is to

comply with NFPA 14 - 2013
Required and will be provided - system is to comply with NFPA 14 - 2013

Site Area & FAR Sprinkler System: Required and will be provided - system is to
comply with NFPA 13 - 2013

Required and will be provided - system is to comply with NFPA 13 - 2013

Other combustible components are
permitted with Article 3.1.5.6.

Other combustible components are
permitted with Article 3.1.5.6.

Other combustible components are
permitted with Article 3.1.18.8.

Podium Setback on Eight,
Agnes and Royal

14.76 4.50 0.00 0.00

Royal Avenue 10.00 3.05 10.00 3.05
Blackie Street 0.00 0.00 0.00 0.00 Exterior Walls: Combustible cladding permitted if exterior

wall meets CAN/ULC-S134 with Article
3.1.5.1.

Combustible cladding permitted if exterior
wall meets CAN/ULC-S134 with Article
3.1.5.1.

Combustible cladding permitted if exterior
wall meets CAN/ULC-S134 with Article
3.1.5.1.

Agnes Street 0.00 0.00 0.00 0.00 Roof Covering: Class A, B, or C roof covering classification Class A, B, or C roof covering classification
Eighth Street 0.00 0.00 0.00 0.00
Setbacks: Ft. M. Ft. M.

Required Proposed
Balconies: Noncombustible construction Noncombustible construction Noncombustible construction or be

constructed in accordance with Article
3.1.18.3., but need not comply with
sentence 3.1.18.4.(1) per Article 3.2.2.11.

Occupied Roof: 3.2.2.13. - 2 Hr. Fire separation 3.2.2.13. - 2 Hr. Fire separation
Height: 40.00 12.2 237.40 72.36

Ft. M. Ft. M. Loadbearing Supports: Rating equal to that of supported assembly Rating equal to that of supported assembly
Site Coverage: No Limit ~85% Mezzanines: 1 Hr. Fire separation None Proposed

FSR: 5.2 11.4 Floor Assembly At Grade and Above Grade: 2 Hr. Fire separation 2 Hr. Fire separation
Current Allowable Proposed Floor Assembly Below Grade: 3.2.2.15. - 2 Hr. Fire separation 3.2.2.15. - 2 Hr. Fire separation 3.2.2.15. - 2 Hr. Fire separation

Proposed: 3,225 Sq. M. Proposed: 1,210 Sq. M.
Maximum Building Area: Any Area Permited: Any Area Permitted: 6,000 Sq. M.

Academic / Student Housing Maximum Building Height: Any Height 10 Levels 12 Levels
Landuses: Downtown Mixed Use Districts Building Construction: Non-combustible construction Non-combustible construction Concrete and Steel Construction
Zoning: C-4 C-4

Current Proposed 3.2.2.47. - Group C, Any Area, Sprinklered

3.2.2.47. - Group C, Any Height, Any Area,
Sprinklered

3.2.2.23. - Group A, Division 2, Any Area,
Sprinklered

Alternative Solution: 3.2.2.48 EMTC. -
Group C, up to 12 Storeys, Sprinklered

Legal Description: Lot 5, DL 638, Group 1, New Westminster
District Plan, EPP 82101, PID. 030-509-823

Building Uses: 3.2.2.23. - Group A, Division 2, Any Area,
Sprinklered Academic Student Housing

Address: 808 Royal Avenue, New Westminster, BC,
V3M 1K1

Construction Requirements Proposed Arrangement

Site Information Code Summary

DEVELOPMENT DATA:

Total 6 21 47 31 105
Level P2 6 21 47 31 105 Total 18
Level 1 - - - - 0 Level 1 6
Level P1 - - - - 0 Level 2 6
Level 2 - - - - 0 Level 3 6

Oversized Bike
Stall

Long Term
Bike Lockers

Long Term
Horizontal
Bike Stalls

Long Term
Vertical Bike

Stalls Total per Level
Short Term
Bike Stalls

Bicycle Stats

Total 2 3 2 28 7 7 2 3 54
Level P3 1 3 2 20 - 5 - - 31
Level P2 1 - - 8 7 2 2 3 23
Level P1 - - - - - - - - 0

Accessible Van Accessible Accessible EV Regular Regular EV Compact Compact EV
Car Pool / Van

Pool Total per Level

Parking Stats

Grooming Station (4-29 Staffs Long Term Bike Stalls) 0 0
Showers (4-29 Staffs Long Term Bike Stalls) 1 1

Wash Basins (4-29 Staffs Long Term Bike Stalls) 1 1
Water Closets (4-29 Staffs Long Term Bike Stalls) 1 1

Clothing Lockers (50% of Long Term Bike Stalls Provided) 8 8
Per Gender required as per UBC Campus Plan Design Guideline
(Based on 15 Staffs Long Term Bike Stalls)
End of Trip Amenities:

Note: Required Bicycle Spaces based on UBC Campus Plan Design Guideline as per City's suggestion.
Total Short Term Bike Spaces 100 18

Housing (1 spaces per 4 residents with 360 residents) 90 8
Academic (1 space per 700 Sq. M. GFA@ 6,500 Sq. M.) 10 10

Short Term
Required Proposed

Total 105 105
Vertical (Max. 25%) 32 31

Horizontal (Min. 50%) 52 47
Lockers (Min. 20%) 21 21

Oversized (Min. 5%) 6 6
Bike spaces break down Allowable Proposed

Total Long Term Bike Spaces 105 105
Housing (1 spaces per 4 residents with 360 residents) 90 90

Academic (1 space per 25 staff with 375 staffs) 15 15
Long Term

Required Proposed

Bicycle Spaces

Note: relaxation for loading spaces requested, refer to TDM report.
Total Loading Spaces 4 2
Student Housing Class B 1 1
Academic Class B (1 space for first 2,800 Sq. M. and 1 addition per 4,650 Sq. M. over) 3 1

Required Proposed

Loading Spaces

(5% of required parking spaces if more than 30 off-street parking spaces) 3 3
Car and Van Pool Parking Spaces (based on proposed 53 stalls to be provided) Allowable Proposed

Total 54 51
EV Regular (min. 10%) 6 11

Compact EV 2
Compact 7

Compact Car Spaces (Max. 30%) 16 9
Regular EV 7

Regular 28
Regular Car Spaces 25 35

Disability Regular 3
Disability EV 2

Disability Van 2
Disability Parking Spaces (3 per 51-75 required parking spaces) 7 7
Parking break down (based on proposed 53 stalls to be provided) Allowable Proposed

** Student parking may also be accommodated in the excess available parking stalls at existing parking facilities such as 700 Royal Ave and 720
Carnarvon Street (up to 175 parking stalls)

* Note that the building will have 375 staff, but 300 are already accomodated in existing reserved staff parking. For the new 75 staff added with this
project, staff parking may be accommodated in the reserved staff parking spaces at 700 Royal Avenue (up to 81 stalls).

Total Parking Required 125 54
Student Housing Parking (1 stall per 20 residents with 360 residents) 18 18

Total 107 36
Existing Demand (431 students) x Anticpated Demand Growth (16%)** 69 35

0.5 stall per staff with 75 staffs* 38 -
Academic Parking

Required Proposed

Vehicular Parking Stalls

Parking, Loading and Bicycle Data:

A Issued For 50% DD SVG MT 2022.04.20
B Issued For DP SVG MT 2022.05.20
C Issued For DP PTR Review SVG MT 2023.03.24
D Issued For DP PTR SVG MT 2023.04.06

Total 126 11 89 9 6 3 244
Sum of 8... 112 8 80 8 0 0 208

Level 13 -
Level 20 14 x 8 1 x 8 10 x 8 1 x 8 0 x 8 0 x 8 26 x 8

Each Floor 14 1 10 1 0 0 26
Level 12 14 2 9 1 0 0 26
Level 11 0 0 0 0 2 1 3
Level 10 0 0 0 0 2 1 3
Level 9 0 0 0 0 2 1 3
Level 8 0 1 0 0 0 0 1
Floor Level Single Room

Single Room
Accesible Double Room

Double Room
Accessible Quad Room

Quad Room
Accessible Total per Level

Unit Mix

The Contractor shall verify and be responsible for all dimensions. DO NOT scale the 
drawing - any errors or omissions shall be reported to Stantec without delay.
The Copyrights to all designs and drawings are the property of Stantec. Reproduction or 
use for any purpose other than that authorized by Stantec is forbidden.
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Stantec Architecture Ltd.
1100-111 Dunsmuir Street
Vancouver, BC  V6B 6A3
Tel: (604) 696-8000 • www.stantec.com

808 Royal Avenue, New Westminster, BC, V3M 1K1

PROJECT INFORMATION / STATISTICS /
CONTACT LIST

144320116

A0.003

Douglas College

Douglas College

Author CheckerDesigner 02/09/22

Total Percentage with Gross Floor Area 83% 53% 30% 3% 11% 3% 9% 3% 3% 2%
Total Net Floor Area 377,139.63 35,037.42 22,422.19 12,615.22 1,448.31 4,822.73 1,130.43 3,763.72 42,438.90 1,073.40 1,445.01 808.51
Upper Residential Roof Level 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 95.55 0.00 0.00
Residential Roof Level 0.00 0.00 0.00 0.00 82.60 0.00 0.00 11.32 82.60 518.79 0.00 633.36
Level 20 12,174.95 1,131.09 0.00 1,131.09 43.26 0.00 66.64 0.00 1,240.99 0.00 0.00 0.00
Level 19 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 18 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 17 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 16 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 15 12,193.96 1,132.86 0.00 1,132.86 43.26 0.00 64.87 0.00 1,240.99 0.00 0.00 0.00
Level 14 12,170.96 1,130.72 0.00 1,130.72 43.55 0.00 66.72 0.00 1,240.99 0.00 0.00 0.00
Level 13 12,185.89 1,132.11 0.00 1,132.11 43.42 0.00 65.46 0.00 1,240.99 160.74 0.00 0.00
Level 12 13,542.24 1,258.12 127.88 1,130.24 46.93 0.00 63.82 13.23 1,368.86 241.32 1,066.42 131.70
Level 11 7,515.10 698.18 197.79 500.38 10.22 0.00 49.28 1,975.30 757.67 0.00 0.00 0.00
Level 10 21,839.82 2,028.99 1,528.75 500.24 550.90 0.00 60.74 191.86 2,640.62 57.00 0.00 43.45
Level 9 27,138.89 2,521.29 2,041.23 480.05 64.42 0.00 58.92 167.45 2,644.62 0.00 0.00 0.00
Level 8 27,742.62 2,577.37 2,076.92 500.46 40.12 0.00 48.67 167.31 2,666.17 0.00 378.59 0.00
Level 7 30,887.13 2,869.51 2,869.51 0.00 49.66 0.00 48.24 222.69 2,967.42 0.00 0.00 0.00
Level 6 30,890.04 2,869.78 2,869.78 0.00 49.68 0.00 47.96 222.69 2,967.42 0.00 0.00 0.00
Level 5 30,583.81 2,841.33 2,841.33 0.00 50.91 0.00 47.97 247.42 2,940.20 0.00 0.00 0.00
Level 4 27,915.24 2,593.41 2,591.94 1.47 56.48 0.00 58.58 357.97 2,708.47 0.00 0.00 0.00
Level 3 31,239.26 2,902.22 2,692.01 210.22 28.51 0.00 71.91 53.77 3,002.65 0.00 0.00 0.00
Level 2 13,637.71 1,266.99 1,266.99 0.00 47.04 0.00 33.21 132.69 1,347.23 0.00 0.00 0.00
Level 1 12,926.32 1,200.89 1,200.89 0.00 24.32 0.00 0.00 0.00 1,225.22 0.00 0.00 0.00
Level P1 871.00 80.92 7.14 73.78 0.00 1,576.81 11.72 0.00 1,669.45 0.00 0.00 0.00
Level P2 841.14 78.14 0.00 78.14 0.00 1,840.23 0.00 0.00 1,918.37 0.00 0.00 0.00
Level P3 2,134.83 198.33 110.05 88.29 0.00 1,405.70 0.00 0.00 1,604.03 0.00 0.00 0.00
Floor Level Sq. Ft. Sq. M. Academic Student Housing Service Area Parking / Garage Void Shaft Void Space Gross Floor Area Roof Green Roof / Patio Roof Top Mechanical

Net Floor Area Breakdown (with FSR Exclusion) Area Breakdown (Sq.M.)

Building & Structures on
Ground Level 84.5%

Emergency Crossover Floors: 3.4.6.18. - Required and will be provided 3.4.6.18. - Required and will be provided
Lot Coverage: Street Facing: At least one street At least one street

Density: 5.20 11.39 Emergency Power: 3.2.7.4., 3.2.7.8. and 3.2.7.9. - 2 Hr.
duration

3.2.7.4., 3.2.7.8. and 3.2.7.9. - 2 Hr. duration
Allowable Proposed Smoke Alarms: Required in each student housing suite Required in each student housing suite

Net Floor Area With Exclusion 377,139.63 35,037.42
Proposed Ground Floor Area 33,123.61 3,077.28
Site/Lot Area 39193.23 3641.17 Fire Alarm System: Required and will be provided - system is to

comply with CAN/ULC-S524-14 and
monitored by a monitoring station in
conformance with CAD/ULC-S561-13

Required and will be provided - system is to comply with CAN/ULC-S524-14 and
monitored by a monitoring station in conformance with CAD/ULC-S561-13

Sq. Ft. Sq. M.
FSR Standpipe System: Required and will be provided - system is to

comply with NFPA 14 - 2013
Required and will be provided - system is to comply with NFPA 14 - 2013

Site Area & FAR Sprinkler System: Required and will be provided - system is to
comply with NFPA 13 - 2013

Required and will be provided - system is to comply with NFPA 13 - 2013

Other combustible components are
permitted with Article 3.1.5.6.

Other combustible components are
permitted with Article 3.1.5.6.

Other combustible components are
permitted with Article 3.1.18.8.

Podium Setback on Eight,
Agnes and Royal

14.76 4.50 0.00 0.00

Royal Avenue 10.00 3.05 10.00 3.05
Blackie Street 0.00 0.00 0.00 0.00 Exterior Walls: Combustible cladding permitted if exterior

wall meets CAN/ULC-S134 with Article
3.1.5.1.

Combustible cladding permitted if exterior
wall meets CAN/ULC-S134 with Article
3.1.5.1.

Combustible cladding permitted if exterior
wall meets CAN/ULC-S134 with Article
3.1.5.1.

Agnes Street 0.00 0.00 0.00 0.00 Roof Covering: Class A, B, or C roof covering classification Class A, B, or C roof covering classification
Eighth Street 0.00 0.00 0.00 0.00
Setbacks: Ft. M. Ft. M.

Required Proposed
Balconies: Noncombustible construction Noncombustible construction Noncombustible construction or be

constructed in accordance with Article
3.1.18.3., but need not comply with
sentence 3.1.18.4.(1) per Article 3.2.2.11.

Occupied Roof: 3.2.2.13. - 2 Hr. Fire separation 3.2.2.13. - 2 Hr. Fire separation
Height: 40.00 12.2 237.40 72.36

Ft. M. Ft. M. Loadbearing Supports: Rating equal to that of supported assembly Rating equal to that of supported assembly
Site Coverage: No Limit ~85% Mezzanines: 1 Hr. Fire separation None Proposed

FSR: 5.2 11.4 Floor Assembly At Grade and Above Grade: 2 Hr. Fire separation 2 Hr. Fire separation
Current Allowable Proposed Floor Assembly Below Grade: 3.2.2.15. - 2 Hr. Fire separation 3.2.2.15. - 2 Hr. Fire separation 3.2.2.15. - 2 Hr. Fire separation

Proposed: 3,225 Sq. M. Proposed: 1,210 Sq. M.
Maximum Building Area: Any Area Permited: Any Area Permitted: 6,000 Sq. M.

Academic / Student Housing Maximum Building Height: Any Height 10 Levels 12 Levels
Landuses: Downtown Mixed Use Districts Building Construction: Non-combustible construction Non-combustible construction Concrete and Steel Construction
Zoning: C-4 C-4

Current Proposed 3.2.2.47. - Group C, Any Area, Sprinklered

3.2.2.47. - Group C, Any Height, Any Area,
Sprinklered

3.2.2.23. - Group A, Division 2, Any Area,
Sprinklered

Alternative Solution: 3.2.2.48 EMTC. -
Group C, up to 12 Storeys, Sprinklered

Legal Description: Lot 5, DL 638, Group 1, New Westminster
District Plan, EPP 82101, PID. 030-509-823

Building Uses: 3.2.2.23. - Group A, Division 2, Any Area,
Sprinklered Academic Student Housing

Address: 808 Royal Avenue, New Westminster, BC,
V3M 1K1

Construction Requirements Proposed Arrangement

Site Information Code Summary

DEVELOPMENT DATA:

Total 6 21 47 31 105
Level P2 6 21 47 31 105 Total 18
Level 1 - - - - 0 Level 1 6
Level P1 - - - - 0 Level 2 6
Level 2 - - - - 0 Level 3 6

Oversized Bike
Stall

Long Term
Bike Lockers

Long Term
Horizontal
Bike Stalls

Long Term
Vertical Bike

Stalls Total per Level
Short Term
Bike Stalls

Bicycle Stats

Total 2 3 2 28 7 7 2 3 54
Level P3 1 3 2 20 - 5 - - 31
Level P2 1 - - 8 7 2 2 3 23
Level P1 - - - - - - - - 0

Accessible Van Accessible Accessible EV Regular Regular EV Compact Compact EV
Car Pool / Van

Pool Total per Level

Parking Stats

Grooming Station (4-29 Staffs Long Term Bike Stalls) 0 0
Showers (4-29 Staffs Long Term Bike Stalls) 1 1

Wash Basins (4-29 Staffs Long Term Bike Stalls) 1 1
Water Closets (4-29 Staffs Long Term Bike Stalls) 1 1

Clothing Lockers (50% of Long Term Bike Stalls Provided) 8 8
Per Gender required as per UBC Campus Plan Design Guideline
(Based on 15 Staffs Long Term Bike Stalls)
End of Trip Amenities:

Note: Required Bicycle Spaces based on UBC Campus Plan Design Guideline as per City's suggestion.
Total Short Term Bike Spaces 100 18

Housing (1 spaces per 4 residents with 360 residents) 90 8
Academic (1 space per 700 Sq. M. GFA@ 6,500 Sq. M.) 10 10

Short Term
Required Proposed

Total 105 105
Vertical (Max. 25%) 32 31

Horizontal (Min. 50%) 52 47
Lockers (Min. 20%) 21 21

Oversized (Min. 5%) 6 6
Bike spaces break down Allowable Proposed

Total Long Term Bike Spaces 105 105
Housing (1 spaces per 4 residents with 360 residents) 90 90

Academic (1 space per 25 staff with 375 staffs) 15 15
Long Term

Required Proposed

Bicycle Spaces

Note: relaxation for loading spaces requested, refer to TDM report.
Total Loading Spaces 4 2
Student Housing Class B 1 1
Academic Class B (1 space for first 2,800 Sq. M. and 1 addition per 4,650 Sq. M. over) 3 1

Required Proposed

Loading Spaces

(5% of required parking spaces if more than 30 off-street parking spaces) 3 3
Car and Van Pool Parking Spaces (based on proposed 53 stalls to be provided) Allowable Proposed

Total 54 51
EV Regular (min. 10%) 6 11

Compact EV 2
Compact 7

Compact Car Spaces (Max. 30%) 16 9
Regular EV 7

Regular 28
Regular Car Spaces 25 35

Disability Regular 3
Disability EV 2

Disability Van 2
Disability Parking Spaces (3 per 51-75 required parking spaces) 7 7
Parking break down (based on proposed 53 stalls to be provided) Allowable Proposed

** Student parking may also be accommodated in the excess available parking stalls at existing parking facilities such as 700 Royal Ave and 720
Carnarvon Street (up to 175 parking stalls)

* Note that the building will have 375 staff, but 300 are already accomodated in existing reserved staff parking. For the new 75 staff added with this
project, staff parking may be accommodated in the reserved staff parking spaces at 700 Royal Avenue (up to 81 stalls).

Total Parking Required 125 54
Student Housing Parking (1 stall per 20 residents with 360 residents) 18 18

Total 107 36
Existing Demand (431 students) x Anticpated Demand Growth (16%)** 69 35

0.5 stall per staff with 75 staffs* 38 -
Academic Parking

Required Proposed

Vehicular Parking Stalls

Parking, Loading and Bicycle Data:

A Issued For 50% DD SVG MT 2022.04.20
B Issued For DP SVG MT 2022.05.20
C Issued For DP PTR Review SVG MT 2023.03.24
D Issued For DP PTR SVG MT 2023.04.06

Total 126 11 89 9 6 3 244
Sum of 8... 112 8 80 8 0 0 208

Level 13 -
Level 20 14 x 8 1 x 8 10 x 8 1 x 8 0 x 8 0 x 8 26 x 8

Each Floor 14 1 10 1 0 0 26
Level 12 14 2 9 1 0 0 26
Level 11 0 0 0 0 2 1 3
Level 10 0 0 0 0 2 1 3
Level 9 0 0 0 0 2 1 3
Level 8 0 1 0 0 0 0 1
Floor Level Single Room

Single Room
Accesible Double Room

Double Room
Accessible Quad Room

Quad Room
Accessible Total per Level

Unit Mix

The Contractor shall verify and be responsible for all dimensions. DO NOT scale the 
drawing - any errors or omissions shall be reported to Stantec without delay.
The Copyrights to all designs and drawings are the property of Stantec. Reproduction or 
use for any purpose other than that authorized by Stantec is forbidden.
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Stantec Architecture Ltd.
1100-111 Dunsmuir Street
Vancouver, BC  V6B 6A3
Tel: (604) 696-8000 • www.stantec.com

808 Royal Avenue, New Westminster, BC, V3M 1K1

PROJECT INFORMATION / STATISTICS /
CONTACT LIST

144320116

A0.003

Douglas College

Douglas College

Author CheckerDesigner 02/09/22

Total Percentage with Gross Floor Area 83% 53% 30% 3% 11% 3% 9% 3% 3% 2%
Total Net Floor Area 377,139.63 35,037.42 22,422.19 12,615.22 1,448.31 4,822.73 1,130.43 3,763.72 42,438.90 1,073.40 1,445.01 808.51
Upper Residential Roof Level 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 95.55 0.00 0.00
Residential Roof Level 0.00 0.00 0.00 0.00 82.60 0.00 0.00 11.32 82.60 518.79 0.00 633.36
Level 20 12,174.95 1,131.09 0.00 1,131.09 43.26 0.00 66.64 0.00 1,240.99 0.00 0.00 0.00
Level 19 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 18 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 17 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 16 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 15 12,193.96 1,132.86 0.00 1,132.86 43.26 0.00 64.87 0.00 1,240.99 0.00 0.00 0.00
Level 14 12,170.96 1,130.72 0.00 1,130.72 43.55 0.00 66.72 0.00 1,240.99 0.00 0.00 0.00
Level 13 12,185.89 1,132.11 0.00 1,132.11 43.42 0.00 65.46 0.00 1,240.99 160.74 0.00 0.00
Level 12 13,542.24 1,258.12 127.88 1,130.24 46.93 0.00 63.82 13.23 1,368.86 241.32 1,066.42 131.70
Level 11 7,515.10 698.18 197.79 500.38 10.22 0.00 49.28 1,975.30 757.67 0.00 0.00 0.00
Level 10 21,839.82 2,028.99 1,528.75 500.24 550.90 0.00 60.74 191.86 2,640.62 57.00 0.00 43.45
Level 9 27,138.89 2,521.29 2,041.23 480.05 64.42 0.00 58.92 167.45 2,644.62 0.00 0.00 0.00
Level 8 27,742.62 2,577.37 2,076.92 500.46 40.12 0.00 48.67 167.31 2,666.17 0.00 378.59 0.00
Level 7 30,887.13 2,869.51 2,869.51 0.00 49.66 0.00 48.24 222.69 2,967.42 0.00 0.00 0.00
Level 6 30,890.04 2,869.78 2,869.78 0.00 49.68 0.00 47.96 222.69 2,967.42 0.00 0.00 0.00
Level 5 30,583.81 2,841.33 2,841.33 0.00 50.91 0.00 47.97 247.42 2,940.20 0.00 0.00 0.00
Level 4 27,915.24 2,593.41 2,591.94 1.47 56.48 0.00 58.58 357.97 2,708.47 0.00 0.00 0.00
Level 3 31,239.26 2,902.22 2,692.01 210.22 28.51 0.00 71.91 53.77 3,002.65 0.00 0.00 0.00
Level 2 13,637.71 1,266.99 1,266.99 0.00 47.04 0.00 33.21 132.69 1,347.23 0.00 0.00 0.00
Level 1 12,926.32 1,200.89 1,200.89 0.00 24.32 0.00 0.00 0.00 1,225.22 0.00 0.00 0.00
Level P1 871.00 80.92 7.14 73.78 0.00 1,576.81 11.72 0.00 1,669.45 0.00 0.00 0.00
Level P2 841.14 78.14 0.00 78.14 0.00 1,840.23 0.00 0.00 1,918.37 0.00 0.00 0.00
Level P3 2,134.83 198.33 110.05 88.29 0.00 1,405.70 0.00 0.00 1,604.03 0.00 0.00 0.00
Floor Level Sq. Ft. Sq. M. Academic Student Housing Service Area Parking / Garage Void Shaft Void Space Gross Floor Area Roof Green Roof / Patio Roof Top Mechanical

Net Floor Area Breakdown (with FSR Exclusion) Area Breakdown (Sq.M.)

Building & Structures on
Ground Level 84.5%

Emergency Crossover Floors: 3.4.6.18. - Required and will be provided 3.4.6.18. - Required and will be provided
Lot Coverage: Street Facing: At least one street At least one street

Density: 5.20 11.39 Emergency Power: 3.2.7.4., 3.2.7.8. and 3.2.7.9. - 2 Hr.
duration

3.2.7.4., 3.2.7.8. and 3.2.7.9. - 2 Hr. duration
Allowable Proposed Smoke Alarms: Required in each student housing suite Required in each student housing suite

Net Floor Area With Exclusion 377,139.63 35,037.42
Proposed Ground Floor Area 33,123.61 3,077.28
Site/Lot Area 39193.23 3641.17 Fire Alarm System: Required and will be provided - system is to

comply with CAN/ULC-S524-14 and
monitored by a monitoring station in
conformance with CAD/ULC-S561-13

Required and will be provided - system is to comply with CAN/ULC-S524-14 and
monitored by a monitoring station in conformance with CAD/ULC-S561-13

Sq. Ft. Sq. M.
FSR Standpipe System: Required and will be provided - system is to

comply with NFPA 14 - 2013
Required and will be provided - system is to comply with NFPA 14 - 2013

Site Area & FAR Sprinkler System: Required and will be provided - system is to
comply with NFPA 13 - 2013

Required and will be provided - system is to comply with NFPA 13 - 2013

Other combustible components are
permitted with Article 3.1.5.6.

Other combustible components are
permitted with Article 3.1.5.6.

Other combustible components are
permitted with Article 3.1.18.8.

Podium Setback on Eight,
Agnes and Royal

14.76 4.50 0.00 0.00

Royal Avenue 10.00 3.05 10.00 3.05
Blackie Street 0.00 0.00 0.00 0.00 Exterior Walls: Combustible cladding permitted if exterior

wall meets CAN/ULC-S134 with Article
3.1.5.1.

Combustible cladding permitted if exterior
wall meets CAN/ULC-S134 with Article
3.1.5.1.

Combustible cladding permitted if exterior
wall meets CAN/ULC-S134 with Article
3.1.5.1.

Agnes Street 0.00 0.00 0.00 0.00 Roof Covering: Class A, B, or C roof covering classification Class A, B, or C roof covering classification
Eighth Street 0.00 0.00 0.00 0.00
Setbacks: Ft. M. Ft. M.

Required Proposed
Balconies: Noncombustible construction Noncombustible construction Noncombustible construction or be

constructed in accordance with Article
3.1.18.3., but need not comply with
sentence 3.1.18.4.(1) per Article 3.2.2.11.

Occupied Roof: 3.2.2.13. - 2 Hr. Fire separation 3.2.2.13. - 2 Hr. Fire separation
Height: 40.00 12.2 237.40 72.36

Ft. M. Ft. M. Loadbearing Supports: Rating equal to that of supported assembly Rating equal to that of supported assembly
Site Coverage: No Limit ~85% Mezzanines: 1 Hr. Fire separation None Proposed

FSR: 5.2 11.4 Floor Assembly At Grade and Above Grade: 2 Hr. Fire separation 2 Hr. Fire separation
Current Allowable Proposed Floor Assembly Below Grade: 3.2.2.15. - 2 Hr. Fire separation 3.2.2.15. - 2 Hr. Fire separation 3.2.2.15. - 2 Hr. Fire separation

Proposed: 3,225 Sq. M. Proposed: 1,210 Sq. M.
Maximum Building Area: Any Area Permited: Any Area Permitted: 6,000 Sq. M.

Academic / Student Housing Maximum Building Height: Any Height 10 Levels 12 Levels
Landuses: Downtown Mixed Use Districts Building Construction: Non-combustible construction Non-combustible construction Concrete and Steel Construction
Zoning: C-4 C-4

Current Proposed 3.2.2.47. - Group C, Any Area, Sprinklered

3.2.2.47. - Group C, Any Height, Any Area,
Sprinklered

3.2.2.23. - Group A, Division 2, Any Area,
Sprinklered

Alternative Solution: 3.2.2.48 EMTC. -
Group C, up to 12 Storeys, Sprinklered

Legal Description: Lot 5, DL 638, Group 1, New Westminster
District Plan, EPP 82101, PID. 030-509-823

Building Uses: 3.2.2.23. - Group A, Division 2, Any Area,
Sprinklered Academic Student Housing

Address: 808 Royal Avenue, New Westminster, BC,
V3M 1K1

Construction Requirements Proposed Arrangement

Site Information Code Summary

DEVELOPMENT DATA:

Total 6 21 47 31 105
Level P2 6 21 47 31 105 Total 18
Level 1 - - - - 0 Level 1 6
Level P1 - - - - 0 Level 2 6
Level 2 - - - - 0 Level 3 6

Oversized Bike
Stall

Long Term
Bike Lockers

Long Term
Horizontal
Bike Stalls

Long Term
Vertical Bike

Stalls Total per Level
Short Term
Bike Stalls

Bicycle Stats

Total 2 3 2 28 7 7 2 3 54
Level P3 1 3 2 20 - 5 - - 31
Level P2 1 - - 8 7 2 2 3 23
Level P1 - - - - - - - - 0

Accessible Van Accessible Accessible EV Regular Regular EV Compact Compact EV
Car Pool / Van

Pool Total per Level

Parking Stats

Grooming Station (4-29 Staffs Long Term Bike Stalls) 0 0
Showers (4-29 Staffs Long Term Bike Stalls) 1 1

Wash Basins (4-29 Staffs Long Term Bike Stalls) 1 1
Water Closets (4-29 Staffs Long Term Bike Stalls) 1 1

Clothing Lockers (50% of Long Term Bike Stalls Provided) 8 8
Per Gender required as per UBC Campus Plan Design Guideline
(Based on 15 Staffs Long Term Bike Stalls)
End of Trip Amenities:

Note: Required Bicycle Spaces based on UBC Campus Plan Design Guideline as per City's suggestion.
Total Short Term Bike Spaces 100 18

Housing (1 spaces per 4 residents with 360 residents) 90 8
Academic (1 space per 700 Sq. M. GFA@ 6,500 Sq. M.) 10 10

Short Term
Required Proposed

Total 105 105
Vertical (Max. 25%) 32 31

Horizontal (Min. 50%) 52 47
Lockers (Min. 20%) 21 21

Oversized (Min. 5%) 6 6
Bike spaces break down Allowable Proposed

Total Long Term Bike Spaces 105 105
Housing (1 spaces per 4 residents with 360 residents) 90 90

Academic (1 space per 25 staff with 375 staffs) 15 15
Long Term

Required Proposed

Bicycle Spaces

Note: relaxation for loading spaces requested, refer to TDM report.
Total Loading Spaces 4 2
Student Housing Class B 1 1
Academic Class B (1 space for first 2,800 Sq. M. and 1 addition per 4,650 Sq. M. over) 3 1

Required Proposed

Loading Spaces

(5% of required parking spaces if more than 30 off-street parking spaces) 3 3
Car and Van Pool Parking Spaces (based on proposed 53 stalls to be provided) Allowable Proposed

Total 54 51
EV Regular (min. 10%) 6 11

Compact EV 2
Compact 7

Compact Car Spaces (Max. 30%) 16 9
Regular EV 7

Regular 28
Regular Car Spaces 25 35

Disability Regular 3
Disability EV 2

Disability Van 2
Disability Parking Spaces (3 per 51-75 required parking spaces) 7 7
Parking break down (based on proposed 53 stalls to be provided) Allowable Proposed

** Student parking may also be accommodated in the excess available parking stalls at existing parking facilities such as 700 Royal Ave and 720
Carnarvon Street (up to 175 parking stalls)

* Note that the building will have 375 staff, but 300 are already accomodated in existing reserved staff parking. For the new 75 staff added with this
project, staff parking may be accommodated in the reserved staff parking spaces at 700 Royal Avenue (up to 81 stalls).

Total Parking Required 125 54
Student Housing Parking (1 stall per 20 residents with 360 residents) 18 18

Total 107 36
Existing Demand (431 students) x Anticpated Demand Growth (16%)** 69 35

0.5 stall per staff with 75 staffs* 38 -
Academic Parking

Required Proposed

Vehicular Parking Stalls

Parking, Loading and Bicycle Data:

A Issued For 50% DD SVG MT 2022.04.20
B Issued For DP SVG MT 2022.05.20
C Issued For DP PTR Review SVG MT 2023.03.24
D Issued For DP PTR SVG MT 2023.04.06

Total 126 11 89 9 6 3 244
Sum of 8... 112 8 80 8 0 0 208

Level 13 -
Level 20 14 x 8 1 x 8 10 x 8 1 x 8 0 x 8 0 x 8 26 x 8

Each Floor 14 1 10 1 0 0 26
Level 12 14 2 9 1 0 0 26
Level 11 0 0 0 0 2 1 3
Level 10 0 0 0 0 2 1 3
Level 9 0 0 0 0 2 1 3
Level 8 0 1 0 0 0 0 1
Floor Level Single Room

Single Room
Accesible Double Room

Double Room
Accessible Quad Room

Quad Room
Accessible Total per Level

Unit Mix

The Contractor shall verify and be responsible for all dimensions. DO NOT scale the 
drawing - any errors or omissions shall be reported to Stantec without delay.
The Copyrights to all designs and drawings are the property of Stantec. Reproduction or 
use for any purpose other than that authorized by Stantec is forbidden.
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Stantec Architecture Ltd.
1100-111 Dunsmuir Street
Vancouver, BC  V6B 6A3
Tel: (604) 696-8000 • www.stantec.com

808 Royal Avenue, New Westminster, BC, V3M 1K1

PROJECT INFORMATION / STATISTICS /
CONTACT LIST

144320116

A0.003

Douglas College

Douglas College

Author CheckerDesigner 02/09/22

Total Percentage with Gross Floor Area 83% 53% 30% 3% 11% 3% 9% 3% 3% 2%
Total Net Floor Area 377,139.63 35,037.42 22,422.19 12,615.22 1,448.31 4,822.73 1,130.43 3,763.72 42,438.90 1,073.40 1,445.01 808.51
Upper Residential Roof Level 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 95.55 0.00 0.00
Residential Roof Level 0.00 0.00 0.00 0.00 82.60 0.00 0.00 11.32 82.60 518.79 0.00 633.36
Level 20 12,174.95 1,131.09 0.00 1,131.09 43.26 0.00 66.64 0.00 1,240.99 0.00 0.00 0.00
Level 19 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 18 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 17 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 16 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 15 12,193.96 1,132.86 0.00 1,132.86 43.26 0.00 64.87 0.00 1,240.99 0.00 0.00 0.00
Level 14 12,170.96 1,130.72 0.00 1,130.72 43.55 0.00 66.72 0.00 1,240.99 0.00 0.00 0.00
Level 13 12,185.89 1,132.11 0.00 1,132.11 43.42 0.00 65.46 0.00 1,240.99 160.74 0.00 0.00
Level 12 13,542.24 1,258.12 127.88 1,130.24 46.93 0.00 63.82 13.23 1,368.86 241.32 1,066.42 131.70
Level 11 7,515.10 698.18 197.79 500.38 10.22 0.00 49.28 1,975.30 757.67 0.00 0.00 0.00
Level 10 21,839.82 2,028.99 1,528.75 500.24 550.90 0.00 60.74 191.86 2,640.62 57.00 0.00 43.45
Level 9 27,138.89 2,521.29 2,041.23 480.05 64.42 0.00 58.92 167.45 2,644.62 0.00 0.00 0.00
Level 8 27,742.62 2,577.37 2,076.92 500.46 40.12 0.00 48.67 167.31 2,666.17 0.00 378.59 0.00
Level 7 30,887.13 2,869.51 2,869.51 0.00 49.66 0.00 48.24 222.69 2,967.42 0.00 0.00 0.00
Level 6 30,890.04 2,869.78 2,869.78 0.00 49.68 0.00 47.96 222.69 2,967.42 0.00 0.00 0.00
Level 5 30,583.81 2,841.33 2,841.33 0.00 50.91 0.00 47.97 247.42 2,940.20 0.00 0.00 0.00
Level 4 27,915.24 2,593.41 2,591.94 1.47 56.48 0.00 58.58 357.97 2,708.47 0.00 0.00 0.00
Level 3 31,239.26 2,902.22 2,692.01 210.22 28.51 0.00 71.91 53.77 3,002.65 0.00 0.00 0.00
Level 2 13,637.71 1,266.99 1,266.99 0.00 47.04 0.00 33.21 132.69 1,347.23 0.00 0.00 0.00
Level 1 12,926.32 1,200.89 1,200.89 0.00 24.32 0.00 0.00 0.00 1,225.22 0.00 0.00 0.00
Level P1 871.00 80.92 7.14 73.78 0.00 1,576.81 11.72 0.00 1,669.45 0.00 0.00 0.00
Level P2 841.14 78.14 0.00 78.14 0.00 1,840.23 0.00 0.00 1,918.37 0.00 0.00 0.00
Level P3 2,134.83 198.33 110.05 88.29 0.00 1,405.70 0.00 0.00 1,604.03 0.00 0.00 0.00
Floor Level Sq. Ft. Sq. M. Academic Student Housing Service Area Parking / Garage Void Shaft Void Space Gross Floor Area Roof Green Roof / Patio Roof Top Mechanical

Net Floor Area Breakdown (with FSR Exclusion) Area Breakdown (Sq.M.)

Building & Structures on
Ground Level 84.5%

Emergency Crossover Floors: 3.4.6.18. - Required and will be provided 3.4.6.18. - Required and will be provided
Lot Coverage: Street Facing: At least one street At least one street

Density: 5.20 11.39 Emergency Power: 3.2.7.4., 3.2.7.8. and 3.2.7.9. - 2 Hr.
duration

3.2.7.4., 3.2.7.8. and 3.2.7.9. - 2 Hr. duration
Allowable Proposed Smoke Alarms: Required in each student housing suite Required in each student housing suite

Net Floor Area With Exclusion 377,139.63 35,037.42
Proposed Ground Floor Area 33,123.61 3,077.28
Site/Lot Area 39193.23 3641.17 Fire Alarm System: Required and will be provided - system is to

comply with CAN/ULC-S524-14 and
monitored by a monitoring station in
conformance with CAD/ULC-S561-13

Required and will be provided - system is to comply with CAN/ULC-S524-14 and
monitored by a monitoring station in conformance with CAD/ULC-S561-13

Sq. Ft. Sq. M.
FSR Standpipe System: Required and will be provided - system is to

comply with NFPA 14 - 2013
Required and will be provided - system is to comply with NFPA 14 - 2013

Site Area & FAR Sprinkler System: Required and will be provided - system is to
comply with NFPA 13 - 2013

Required and will be provided - system is to comply with NFPA 13 - 2013

Other combustible components are
permitted with Article 3.1.5.6.

Other combustible components are
permitted with Article 3.1.5.6.

Other combustible components are
permitted with Article 3.1.18.8.

Podium Setback on Eight,
Agnes and Royal

14.76 4.50 0.00 0.00

Royal Avenue 10.00 3.05 10.00 3.05
Blackie Street 0.00 0.00 0.00 0.00 Exterior Walls: Combustible cladding permitted if exterior

wall meets CAN/ULC-S134 with Article
3.1.5.1.

Combustible cladding permitted if exterior
wall meets CAN/ULC-S134 with Article
3.1.5.1.

Combustible cladding permitted if exterior
wall meets CAN/ULC-S134 with Article
3.1.5.1.

Agnes Street 0.00 0.00 0.00 0.00 Roof Covering: Class A, B, or C roof covering classification Class A, B, or C roof covering classification
Eighth Street 0.00 0.00 0.00 0.00
Setbacks: Ft. M. Ft. M.

Required Proposed
Balconies: Noncombustible construction Noncombustible construction Noncombustible construction or be

constructed in accordance with Article
3.1.18.3., but need not comply with
sentence 3.1.18.4.(1) per Article 3.2.2.11.

Occupied Roof: 3.2.2.13. - 2 Hr. Fire separation 3.2.2.13. - 2 Hr. Fire separation
Height: 40.00 12.2 237.40 72.36

Ft. M. Ft. M. Loadbearing Supports: Rating equal to that of supported assembly Rating equal to that of supported assembly
Site Coverage: No Limit ~85% Mezzanines: 1 Hr. Fire separation None Proposed

FSR: 5.2 11.4 Floor Assembly At Grade and Above Grade: 2 Hr. Fire separation 2 Hr. Fire separation
Current Allowable Proposed Floor Assembly Below Grade: 3.2.2.15. - 2 Hr. Fire separation 3.2.2.15. - 2 Hr. Fire separation 3.2.2.15. - 2 Hr. Fire separation

Proposed: 3,225 Sq. M. Proposed: 1,210 Sq. M.
Maximum Building Area: Any Area Permited: Any Area Permitted: 6,000 Sq. M.

Academic / Student Housing Maximum Building Height: Any Height 10 Levels 12 Levels
Landuses: Downtown Mixed Use Districts Building Construction: Non-combustible construction Non-combustible construction Concrete and Steel Construction
Zoning: C-4 C-4

Current Proposed 3.2.2.47. - Group C, Any Area, Sprinklered

3.2.2.47. - Group C, Any Height, Any Area,
Sprinklered

3.2.2.23. - Group A, Division 2, Any Area,
Sprinklered

Alternative Solution: 3.2.2.48 EMTC. -
Group C, up to 12 Storeys, Sprinklered

Legal Description: Lot 5, DL 638, Group 1, New Westminster
District Plan, EPP 82101, PID. 030-509-823

Building Uses: 3.2.2.23. - Group A, Division 2, Any Area,
Sprinklered Academic Student Housing

Address: 808 Royal Avenue, New Westminster, BC,
V3M 1K1

Construction Requirements Proposed Arrangement

Site Information Code Summary

DEVELOPMENT DATA:

Total 6 21 47 31 105
Level P2 6 21 47 31 105 Total 18
Level 1 - - - - 0 Level 1 6
Level P1 - - - - 0 Level 2 6
Level 2 - - - - 0 Level 3 6

Oversized Bike
Stall

Long Term
Bike Lockers

Long Term
Horizontal
Bike Stalls

Long Term
Vertical Bike

Stalls Total per Level
Short Term
Bike Stalls

Bicycle Stats

Total 2 3 2 28 7 7 2 3 54
Level P3 1 3 2 20 - 5 - - 31
Level P2 1 - - 8 7 2 2 3 23
Level P1 - - - - - - - - 0

Accessible Van Accessible Accessible EV Regular Regular EV Compact Compact EV
Car Pool / Van

Pool Total per Level

Parking Stats

Grooming Station (4-29 Staffs Long Term Bike Stalls) 0 0
Showers (4-29 Staffs Long Term Bike Stalls) 1 1

Wash Basins (4-29 Staffs Long Term Bike Stalls) 1 1
Water Closets (4-29 Staffs Long Term Bike Stalls) 1 1

Clothing Lockers (50% of Long Term Bike Stalls Provided) 8 8
Per Gender required as per UBC Campus Plan Design Guideline
(Based on 15 Staffs Long Term Bike Stalls)
End of Trip Amenities:

Note: Required Bicycle Spaces based on UBC Campus Plan Design Guideline as per City's suggestion.
Total Short Term Bike Spaces 100 18

Housing (1 spaces per 4 residents with 360 residents) 90 8
Academic (1 space per 700 Sq. M. GFA@ 6,500 Sq. M.) 10 10

Short Term
Required Proposed

Total 105 105
Vertical (Max. 25%) 32 31

Horizontal (Min. 50%) 52 47
Lockers (Min. 20%) 21 21

Oversized (Min. 5%) 6 6
Bike spaces break down Allowable Proposed

Total Long Term Bike Spaces 105 105
Housing (1 spaces per 4 residents with 360 residents) 90 90

Academic (1 space per 25 staff with 375 staffs) 15 15
Long Term

Required Proposed

Bicycle Spaces

Note: relaxation for loading spaces requested, refer to TDM report.
Total Loading Spaces 4 2
Student Housing Class B 1 1
Academic Class B (1 space for first 2,800 Sq. M. and 1 addition per 4,650 Sq. M. over) 3 1

Required Proposed

Loading Spaces

(5% of required parking spaces if more than 30 off-street parking spaces) 3 3
Car and Van Pool Parking Spaces (based on proposed 53 stalls to be provided) Allowable Proposed

Total 54 51
EV Regular (min. 10%) 6 11

Compact EV 2
Compact 7

Compact Car Spaces (Max. 30%) 16 9
Regular EV 7

Regular 28
Regular Car Spaces 25 35

Disability Regular 3
Disability EV 2

Disability Van 2
Disability Parking Spaces (3 per 51-75 required parking spaces) 7 7
Parking break down (based on proposed 53 stalls to be provided) Allowable Proposed

** Student parking may also be accommodated in the excess available parking stalls at existing parking facilities such as 700 Royal Ave and 720
Carnarvon Street (up to 175 parking stalls)

* Note that the building will have 375 staff, but 300 are already accomodated in existing reserved staff parking. For the new 75 staff added with this
project, staff parking may be accommodated in the reserved staff parking spaces at 700 Royal Avenue (up to 81 stalls).

Total Parking Required 125 54
Student Housing Parking (1 stall per 20 residents with 360 residents) 18 18

Total 107 36
Existing Demand (431 students) x Anticpated Demand Growth (16%)** 69 35

0.5 stall per staff with 75 staffs* 38 -
Academic Parking

Required Proposed

Vehicular Parking Stalls

Parking, Loading and Bicycle Data:

A Issued For 50% DD SVG MT 2022.04.20
B Issued For DP SVG MT 2022.05.20
C Issued For DP PTR Review SVG MT 2023.03.24
D Issued For DP PTR SVG MT 2023.04.06

Total 126 11 89 9 6 3 244
Sum of 8... 112 8 80 8 0 0 208

Level 13 -
Level 20 14 x 8 1 x 8 10 x 8 1 x 8 0 x 8 0 x 8 26 x 8

Each Floor 14 1 10 1 0 0 26
Level 12 14 2 9 1 0 0 26
Level 11 0 0 0 0 2 1 3
Level 10 0 0 0 0 2 1 3
Level 9 0 0 0 0 2 1 3
Level 8 0 1 0 0 0 0 1
Floor Level Single Room

Single Room
Accesible Double Room

Double Room
Accessible Quad Room

Quad Room
Accessible Total per Level

Unit Mix

Detailed Project Statistics

The Contractor shall verify and be responsible for all dimensions. DO NOT scale the 
drawing - any errors or omissions shall be reported to Stantec without delay.
The Copyrights to all designs and drawings are the property of Stantec. Reproduction or 
use for any purpose other than that authorized by Stantec is forbidden.
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Stantec Architecture Ltd.
1100-111 Dunsmuir Street
Vancouver, BC  V6B 6A3
Tel: (604) 696-8000 • www.stantec.com

808 Royal Avenue, New Westminster, BC, V3M 1K1

PROJECT INFORMATION / STATISTICS /
CONTACT LIST

144320116

A0.003

Douglas College

Douglas College

Author CheckerDesigner 02/09/22

Total Percentage with Gross Floor Area 83% 53% 30% 3% 11% 3% 9% 3% 3% 2%
Total Net Floor Area 377,139.63 35,037.42 22,422.19 12,615.22 1,448.31 4,822.73 1,130.43 3,763.72 42,438.90 1,073.40 1,445.01 808.51
Upper Residential Roof Level 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 95.55 0.00 0.00
Residential Roof Level 0.00 0.00 0.00 0.00 82.60 0.00 0.00 11.32 82.60 518.79 0.00 633.36
Level 20 12,174.95 1,131.09 0.00 1,131.09 43.26 0.00 66.64 0.00 1,240.99 0.00 0.00 0.00
Level 19 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 18 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 17 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 16 12,177.18 1,131.30 0.00 1,131.30 43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
Level 15 12,193.96 1,132.86 0.00 1,132.86 43.26 0.00 64.87 0.00 1,240.99 0.00 0.00 0.00
Level 14 12,170.96 1,130.72 0.00 1,130.72 43.55 0.00 66.72 0.00 1,240.99 0.00 0.00 0.00
Level 13 12,185.89 1,132.11 0.00 1,132.11 43.42 0.00 65.46 0.00 1,240.99 160.74 0.00 0.00
Level 12 13,542.24 1,258.12 127.88 1,130.24 46.93 0.00 63.82 13.23 1,368.86 241.32 1,066.42 131.70
Level 11 7,515.10 698.18 197.79 500.38 10.22 0.00 49.28 1,975.30 757.67 0.00 0.00 0.00
Level 10 21,839.82 2,028.99 1,528.75 500.24 550.90 0.00 60.74 191.86 2,640.62 57.00 0.00 43.45
Level 9 27,138.89 2,521.29 2,041.23 480.05 64.42 0.00 58.92 167.45 2,644.62 0.00 0.00 0.00
Level 8 27,742.62 2,577.37 2,076.92 500.46 40.12 0.00 48.67 167.31 2,666.17 0.00 378.59 0.00
Level 7 30,887.13 2,869.51 2,869.51 0.00 49.66 0.00 48.24 222.69 2,967.42 0.00 0.00 0.00
Level 6 30,890.04 2,869.78 2,869.78 0.00 49.68 0.00 47.96 222.69 2,967.42 0.00 0.00 0.00
Level 5 30,583.81 2,841.33 2,841.33 0.00 50.91 0.00 47.97 247.42 2,940.20 0.00 0.00 0.00
Level 4 27,915.24 2,593.41 2,591.94 1.47 56.48 0.00 58.58 357.97 2,708.47 0.00 0.00 0.00
Level 3 31,239.26 2,902.22 2,692.01 210.22 28.51 0.00 71.91 53.77 3,002.65 0.00 0.00 0.00
Level 2 13,637.71 1,266.99 1,266.99 0.00 47.04 0.00 33.21 132.69 1,347.23 0.00 0.00 0.00
Level 1 12,926.32 1,200.89 1,200.89 0.00 24.32 0.00 0.00 0.00 1,225.22 0.00 0.00 0.00
Level P1 871.00 80.92 7.14 73.78 0.00 1,576.81 11.72 0.00 1,669.45 0.00 0.00 0.00
Level P2 841.14 78.14 0.00 78.14 0.00 1,840.23 0.00 0.00 1,918.37 0.00 0.00 0.00
Level P3 2,134.83 198.33 110.05 88.29 0.00 1,405.70 0.00 0.00 1,604.03 0.00 0.00 0.00
Floor Level Sq. Ft. Sq. M. Academic Student Housing Service Area Parking / Garage Void Shaft Void Space Gross Floor Area Roof Green Roof / Patio Roof Top Mechanical

Net Floor Area Breakdown (with FSR Exclusion) Area Breakdown (Sq.M.)

Building & Structures on
Ground Level 84.5%

Emergency Crossover Floors: 3.4.6.18. - Required and will be provided 3.4.6.18. - Required and will be provided
Lot Coverage: Street Facing: At least one street At least one street

Density: 5.20 11.39 Emergency Power: 3.2.7.4., 3.2.7.8. and 3.2.7.9. - 2 Hr.
duration

3.2.7.4., 3.2.7.8. and 3.2.7.9. - 2 Hr. duration
Allowable Proposed Smoke Alarms: Required in each student housing suite Required in each student housing suite

Net Floor Area With Exclusion 377,139.63 35,037.42
Proposed Ground Floor Area 33,123.61 3,077.28
Site/Lot Area 39193.23 3641.17 Fire Alarm System: Required and will be provided - system is to

comply with CAN/ULC-S524-14 and
monitored by a monitoring station in
conformance with CAD/ULC-S561-13

Required and will be provided - system is to comply with CAN/ULC-S524-14 and
monitored by a monitoring station in conformance with CAD/ULC-S561-13

Sq. Ft. Sq. M.
FSR Standpipe System: Required and will be provided - system is to

comply with NFPA 14 - 2013
Required and will be provided - system is to comply with NFPA 14 - 2013

Site Area & FAR Sprinkler System: Required and will be provided - system is to
comply with NFPA 13 - 2013

Required and will be provided - system is to comply with NFPA 13 - 2013

Other combustible components are
permitted with Article 3.1.5.6.

Other combustible components are
permitted with Article 3.1.5.6.

Other combustible components are
permitted with Article 3.1.18.8.

Podium Setback on Eight,
Agnes and Royal

14.76 4.50 0.00 0.00

Royal Avenue 10.00 3.05 10.00 3.05
Blackie Street 0.00 0.00 0.00 0.00 Exterior Walls: Combustible cladding permitted if exterior

wall meets CAN/ULC-S134 with Article
3.1.5.1.

Combustible cladding permitted if exterior
wall meets CAN/ULC-S134 with Article
3.1.5.1.

Combustible cladding permitted if exterior
wall meets CAN/ULC-S134 with Article
3.1.5.1.

Agnes Street 0.00 0.00 0.00 0.00 Roof Covering: Class A, B, or C roof covering classification Class A, B, or C roof covering classification
Eighth Street 0.00 0.00 0.00 0.00
Setbacks: Ft. M. Ft. M.

Required Proposed
Balconies: Noncombustible construction Noncombustible construction Noncombustible construction or be

constructed in accordance with Article
3.1.18.3., but need not comply with
sentence 3.1.18.4.(1) per Article 3.2.2.11.

Occupied Roof: 3.2.2.13. - 2 Hr. Fire separation 3.2.2.13. - 2 Hr. Fire separation
Height: 40.00 12.2 237.40 72.36

Ft. M. Ft. M. Loadbearing Supports: Rating equal to that of supported assembly Rating equal to that of supported assembly
Site Coverage: No Limit ~85% Mezzanines: 1 Hr. Fire separation None Proposed

FSR: 5.2 11.4 Floor Assembly At Grade and Above Grade: 2 Hr. Fire separation 2 Hr. Fire separation
Current Allowable Proposed Floor Assembly Below Grade: 3.2.2.15. - 2 Hr. Fire separation 3.2.2.15. - 2 Hr. Fire separation 3.2.2.15. - 2 Hr. Fire separation

Proposed: 3,225 Sq. M. Proposed: 1,210 Sq. M.
Maximum Building Area: Any Area Permited: Any Area Permitted: 6,000 Sq. M.

Academic / Student Housing Maximum Building Height: Any Height 10 Levels 12 Levels
Landuses: Downtown Mixed Use Districts Building Construction: Non-combustible construction Non-combustible construction Concrete and Steel Construction
Zoning: C-4 C-4

Current Proposed 3.2.2.47. - Group C, Any Area, Sprinklered

3.2.2.47. - Group C, Any Height, Any Area,
Sprinklered

3.2.2.23. - Group A, Division 2, Any Area,
Sprinklered

Alternative Solution: 3.2.2.48 EMTC. -
Group C, up to 12 Storeys, Sprinklered

Legal Description: Lot 5, DL 638, Group 1, New Westminster
District Plan, EPP 82101, PID. 030-509-823

Building Uses: 3.2.2.23. - Group A, Division 2, Any Area,
Sprinklered Academic Student Housing

Address: 808 Royal Avenue, New Westminster, BC,
V3M 1K1

Construction Requirements Proposed Arrangement

Site Information Code Summary

DEVELOPMENT DATA:

Total 6 21 47 31 105
Level P2 6 21 47 31 105 Total 18
Level 1 - - - - 0 Level 1 6
Level P1 - - - - 0 Level 2 6
Level 2 - - - - 0 Level 3 6

Oversized Bike
Stall

Long Term
Bike Lockers

Long Term
Horizontal
Bike Stalls

Long Term
Vertical Bike

Stalls Total per Level
Short Term
Bike Stalls

Bicycle Stats

Total 2 3 2 28 7 7 2 3 54
Level P3 1 3 2 20 - 5 - - 31
Level P2 1 - - 8 7 2 2 3 23
Level P1 - - - - - - - - 0

Accessible Van Accessible Accessible EV Regular Regular EV Compact Compact EV
Car Pool / Van

Pool Total per Level

Parking Stats

Grooming Station (4-29 Staffs Long Term Bike Stalls) 0 0
Showers (4-29 Staffs Long Term Bike Stalls) 1 1

Wash Basins (4-29 Staffs Long Term Bike Stalls) 1 1
Water Closets (4-29 Staffs Long Term Bike Stalls) 1 1

Clothing Lockers (50% of Long Term Bike Stalls Provided) 8 8
Per Gender required as per UBC Campus Plan Design Guideline
(Based on 15 Staffs Long Term Bike Stalls)
End of Trip Amenities:

Note: Required Bicycle Spaces based on UBC Campus Plan Design Guideline as per City's suggestion.
Total Short Term Bike Spaces 100 18

Housing (1 spaces per 4 residents with 360 residents) 90 8
Academic (1 space per 700 Sq. M. GFA@ 6,500 Sq. M.) 10 10

Short Term
Required Proposed

Total 105 105
Vertical (Max. 25%) 32 31

Horizontal (Min. 50%) 52 47
Lockers (Min. 20%) 21 21

Oversized (Min. 5%) 6 6
Bike spaces break down Allowable Proposed

Total Long Term Bike Spaces 105 105
Housing (1 spaces per 4 residents with 360 residents) 90 90

Academic (1 space per 25 staff with 375 staffs) 15 15
Long Term

Required Proposed

Bicycle Spaces

Note: relaxation for loading spaces requested, refer to TDM report.
Total Loading Spaces 4 2
Student Housing Class B 1 1
Academic Class B (1 space for first 2,800 Sq. M. and 1 addition per 4,650 Sq. M. over) 3 1

Required Proposed

Loading Spaces

(5% of required parking spaces if more than 30 off-street parking spaces) 3 3
Car and Van Pool Parking Spaces (based on proposed 53 stalls to be provided) Allowable Proposed

Total 54 51
EV Regular (min. 10%) 6 11

Compact EV 2
Compact 7

Compact Car Spaces (Max. 30%) 16 9
Regular EV 7

Regular 28
Regular Car Spaces 25 35

Disability Regular 3
Disability EV 2

Disability Van 2
Disability Parking Spaces (3 per 51-75 required parking spaces) 7 7
Parking break down (based on proposed 53 stalls to be provided) Allowable Proposed

** Student parking may also be accommodated in the excess available parking stalls at existing parking facilities such as 700 Royal Ave and 720
Carnarvon Street (up to 175 parking stalls)

* Note that the building will have 375 staff, but 300 are already accomodated in existing reserved staff parking. For the new 75 staff added with this
project, staff parking may be accommodated in the reserved staff parking spaces at 700 Royal Avenue (up to 81 stalls).

Total Parking Required 125 54
Student Housing Parking (1 stall per 20 residents with 360 residents) 18 18

Total 107 36
Existing Demand (431 students) x Anticpated Demand Growth (16%)** 69 35

0.5 stall per staff with 75 staffs* 38 -
Academic Parking

Required Proposed

Vehicular Parking Stalls

Parking, Loading and Bicycle Data:

A Issued For 50% DD SVG MT 2022.04.20
B Issued For DP SVG MT 2022.05.20
C Issued For DP PTR Review SVG MT 2023.03.24
D Issued For DP PTR SVG MT 2023.04.06

Total 126 11 89 9 6 3 244
Sum of 8... 112 8 80 8 0 0 208

Level 13 -
Level 20 14 x 8 1 x 8 10 x 8 1 x 8 0 x 8 0 x 8 26 x 8

Each Floor 14 1 10 1 0 0 26
Level 12 14 2 9 1 0 0 26
Level 11 0 0 0 0 2 1 3
Level 10 0 0 0 0 2 1 3
Level 9 0 0 0 0 2 1 3
Level 8 0 1 0 0 0 0 1
Floor Level Single Room

Single Room
Accesible Double Room

Double Room
Accessible Quad Room

Quad Room
Accessible Total per Level

Unit Mix

9.6

75.28246.96

9.6



7  808 Royal - Douglas College

The Contractor shall verify and be responsible for all dimensions. DO NOT scale the 
drawing - any errors or omissions shall be reported to Stantec without delay.
The Copyrights to all designs and drawings are the property of Stantec. Reproduction or 
use for any purpose other than that authorized by Stantec is forbidden.
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Stantec Architecture Ltd.
1100-111 Dunsmuir Street
Vancouver, BC  V6B 6A3
Tel: (604) 696-8000 • www.stantec.com

0.00
0.00
0.00
0.00

of Top Mechanical

Short Term
Required Proposed

Total 105 105
Vertical (Max. 25%) 32 31

Horizontal (Min. 50%) 52 47
Lockers (Min. 20%) 21 21

Oversized (Min. 5%) 6 6
Bike spaces break down Allowable Proposed

Total Long Term Bike Spaces 105 105
Housing (1 spaces per 4 residents with 360 residents) 90 90

Academic (1 space per 25 staff with 375 staffs) 15 15
Long Term

Required Proposed

Bicycle Spaces

Note: relaxation for loading spaces requested, refer to TDM report.
Total Loading Spaces 4 2
Student Housing Class B 1 1
Academic Class B (1 space for first 2,800 Sq. M. and 1 addition per 4,650 Sq. M. over) 3 1

Required Proposed

Loading Spaces

(5% of required parking spaces if more than 30 off-street parking spaces) 3 3
Car and Van Pool Parking Spaces (based on proposed 53 stalls to be provided) Allowable Proposed

Total 54 51
EV Regular (min. 10%) 6 11

Compact EV 2
Compact 7

Compact Car Spaces (Max. 30%) 16 9
Regular EV 7

Regular 28
Regular Car Spaces 25 35

Disability Regular 3
Disability EV 2

Disability Van 2
Disability Parking Spaces (3 per 51-75 required parking spaces) 7 7
Parking break down (based on proposed 53 stalls to be provided) Allowable Proposed

** Student parking may also be accommodated in the excess available parking stalls at existing parking facilities such as 700 Royal Ave and 720
Carnarvon Street (up to 175 parking stalls)

* Note that the building will have 375 staff, but 300 are already accomodated in existing reserved staff parking. For the new 75 staff added with this
project, staff parking may be accommodated in the reserved staff parking spaces at 700 Royal Avenue (up to 81 stalls).

Total Parking Required 125 54
Student Housing Parking (1 stall per 20 residents with 360 residents) 18 18

Total 107 36
Existing Demand (431 students) x Anticpated Demand Growth (16%)** 69 35

0.5 stall per staff with 75 staffs* 38 -
Academic Parking

Required Proposed

Vehicular Parking Stalls

Parking, Loading and Bicycle Data:

A Issued For 50% DD SVG MT 2022.04.20
B Issued For DP SVG MT 2022.05.20
C Issued For DP PTR Review SVG MT 2023.03.24
D Issued For DP PTR SVG MT 2023.04.06

Projec

Title

Client

Client

Permi

File Nam

Issued

KEYPL

808 

PRO
CO

1443

Dou

Dou

3% 11% 3% 9% 3% 3% 2%
1,448.31 4,822.73 1,130.43 3,763.72 42,438.90 1,073.40 1,445.01 808.51

0.00 0.00 0.00 0.00 0.00 95.55 0.00 0.00
82.60 0.00 0.00 11.32 82.60 518.79 0.00 633.36
43.26 0.00 66.64 0.00 1,240.99 0.00 0.00 0.00
43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
43.26 0.00 66.43 0.00 1,240.99 0.00 0.00 0.00
43.26 0.00 64.87 0.00 1,240.99 0.00 0.00 0.00
43.55 0.00 66.72 0.00 1,240.99 0.00 0.00 0.00
43.42 0.00 65.46 0.00 1,240.99 160.74 0.00 0.00
46.93 0.00 63.82 13.23 1,368.86 241.32 1,066.42 131.70
10.22 0.00 49.28 1,975.30 757.67 0.00 0.00 0.00

550.90 0.00 60.74 191.86 2,640.62 57.00 0.00 43.45
64.42 0.00 58.92 167.45 2,644.62 0.00 0.00 0.00
40.12 0.00 48.67 167.31 2,666.17 0.00 378.59 0.00
49.66 0.00 48.24 222.69 2,967.42 0.00 0.00 0.00
49.68 0.00 47.96 222.69 2,967.42 0.00 0.00 0.00
50.91 0.00 47.97 247.42 2,940.20 0.00 0.00 0.00
56.48 0.00 58.58 357.97 2,708.47 0.00 0.00 0.00
28.51 0.00 71.91 53.77 3,002.65 0.00 0.00 0.00
47.04 0.00 33.21 132.69 1,347.23 0.00 0.00 0.00
24.32 0.00 0.00 0.00 1,225.22 0.00 0.00 0.00
0.00 1,576.81 11.72 0.00 1,669.45 0.00 0.00 0.00
0.00 1,840.23 0.00 0.00 1,918.37 0.00 0.00 0.00
0.00 1,405.70 0.00 0.00 1,604.03 0.00 0.00 0.00

Service Area Parking / Garage Void Shaft Void Space Gross Floor Area Roof Green Roof / Patio Roof Top Mechanical

3.4.6.18. - Required and will be provided 3.4.6.18. - Required and will be provided
At least one street At least one street

3.2.7.4., 3.2.7.8. and 3.2.7.9. - 2 Hr.
duration

3.2.7.4., 3.2.7.8. and 3.2.7.9. - 2 Hr. duration
Required in each student housing suite Required in each student housing suite

Required and will be provided - system is to
comply with CAN/ULC-S524-14 and
monitored by a monitoring station in
conformance with CAD/ULC-S561-13

Required and will be provided - system is to comply with CAN/ULC-S524-14 and
monitored by a monitoring station in conformance with CAD/ULC-S561-13

Required and will be provided - system is to
comply with NFPA 14 - 2013

Required and will be provided - system is to comply with NFPA 14 - 2013

Required and will be provided - system is to
comply with NFPA 13 - 2013

Required and will be provided - system is to comply with NFPA 13 - 2013

Total 6 21 47 31 105
Level P2 6 21 47 31 105 Total 18
Level 1 - - - - 0 Level 1 6
Level P1 - - - - 0 Level 2 6
Level 2 - - - - 0 Level 3 6

Oversized Bike
Stall

Long Term
Bike Lockers

Long Term
Horizontal
Bike Stalls

Long Term
Vertical Bike

Stalls Total per Level
Short Term
Bike Stalls

Bicycle Stats

Total 2 3 2 28 7 7 2 3 54
Level P3 1 3 2 20 - 5 - - 31
Level P2 1 - - 8 7 2 2 3 23
Level P1 - - - - - - - - 0

Accessible Van Accessible Accessible EV Regular Regular EV Compact Compact EV
Car Pool / Van

Pool Total per Level

Parking Stats

Grooming Station (4-29 Staffs Long Term Bike Stalls) 0 0
Showers (4-29 Staffs Long Term Bike Stalls) 1 1

Wash Basins (4-29 Staffs Long Term Bike Stalls) 1 1
Water Closets (4-29 Staffs Long Term Bike Stalls) 1 1

Clothing Lockers (50% of Long Term Bike Stalls Provided) 8 8
Per Gender required as per UBC Campus Plan Design Guideline
(Based on 15 Staffs Long Term Bike Stalls)
End of Trip Amenities:

Note: Required Bicycle Spaces based on UBC Campus Plan Design Guideline as per City's suggestion.
Total Short Term Bike Spaces 100 18

Housing (1 spaces per 4 residents with 360 residents) 90 8
Academic (1 space per 700 Sq. M. GFA@ 6,500 Sq. M.) 10 10

Short Term
Required Proposed

Total 105 105
Vertical (Max. 25%) 32 31

Horizontal (Min. 50%) 52 47
Lockers (Min. 20%) 21 21

Oversized (Min. 5%) 6 6
Bike spaces break down Allowable Proposed

Total Long Term Bike Spaces 105 105
Housing (1 spaces per 4 residents with 360 residents) 90 90

Academic (1 space per 25 staff with 375 staffs) 15 15
Long Term

Required Proposed

Bicycle Spaces

Note: relaxation for loading spaces requested, refer to TDM report.
Total Loading Spaces 4 2
Student Housing Class B 1 1
Academic Class B (1 space for first 2,800 Sq. M. and 1 addition per 4,650 Sq. M. over) 3 1

Required Proposed

Loading Spaces

A Issue
B Issue
C Issue
D Issue

Detailed Project Statistics
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Climate Action

Sustainability Approach and Strategy

Building Performance Targets
LEED Gold, BC Step Code 4

Energy Model Performance
Whole Building Thermal Energy Demand Intensity: 24 
kWh/m2/year
Whole Building Energy Use Intensity: 104 kWh/m2/
year
Whole Building Greenhouse Gas Intensity: 1.14 KWh/
m2/year
Whole Building Water Use Intensity: 0.46 m3/m2/year
Student Housing Adjusted TEDI: 12 kWh/m2/year

Systems to achieve Climate Action Goals

High Performance Envelope:
•  R18 effective walls
•  R25 effective roofs
•  Triple glazed, fibreglass windows on housing floors
•  28% Window to wall ratio

Maximize Daylight Access
•  Internal Atrium & Skylight
•  Daylight oriented space priority

Fully Electric Boilers & Commercial Kitchen 
Equipment

Air Handling Units with: 
• 100% O/A
• Fan Coil Units 
• Enthalpy Wheel Energy Recovery
• no R/A recirculation

Hot and chilled water loops for heating and cooling

Encapsulated Mass Timber Construction

Encapsulated Mass Timber Construction is no 
longer considered for this project. Concrete had 
been considered as an option from the beginning 
due to the risks of using EMTC because of code 
and financial implications. Mass timber had no 
implication on the form other than floor to floor 
height and window openings due to the additional 
columns. This form is typical of student housing 
projects - most of which are concrete construction 
(see precedents).

Mass timber was a target to reduce carbon impact 
and increase speed of construction, but ultimately 
the team targeted other climate action targets 
to reduce greenhouse gas emissions and energy 
consumption.

1 High performance building envelope
2 Atrium to bring in daylight in central spaces & create stack effect
3 Interstitial mechanical room, centralized electric boilers,  enthalpy  
      wheel energy recovery
4 Hot and chilled water loops
5 Fan coil units
6 Occupied green roof
7 Operable windows at housing units
8 Rooftop mechanical units for housing

SYSTEMS DIAGRAM

4
3

1

2

7

8

6

5

WINDOW / WALL RATIO

Elevation on Blackie Street
27.4% windows

Elevation on Eighth Street
25.5% windows

Elevation on Royal Avenue
23.3% windows

Elevation on Agnes Street
30.5% windows

North Academic Elevation
15.4% windows

South Student Housing Elevation
22.3% windows
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LEED v4 for BD+C: New Construction and Major Renovation
50% DESIGN DEVELOPMENT SCORECARD. FOR COSTING ONLY. 808 Royal (Douglas College)

Y ? N d/c
1 0 0 d IPc1 1

12 2 2 d/c 16 5 1 7 d/c 13
0 0 n/a d LTc1 16 Y d MRp1 Required
1 0 0 d LTc2 1 Y c MRp2 Required
0 0 2 d LTc3 2 0 0 5 c MRc1 5

5 0 0 d LTc4 5 1 0 1 c MRc2 2

5 0 0 d LTc5 5 1 1 0 c MRc3 2
0 1 0 d LTc6 1 1 0 1 c MRc4 Building Product Disclosure and Optimization - Material Ingredients 2
0 1 0 d LTc7 1 2 0 0 c MRc5 2
1 0 0 d LTc8 Green Vehicles 1

8 8 0 d/c Indoor Environmental Quality 16
3 7 0 d/c 10 Y d EQp1 Required
Y c SSp1 Required Y d EQp2 Required
0 1 0 d SSc1 1 1 1 0 d EQc1 2
0 2 0 d SSc2 2 3 0 0 c EQc2 3
1 0 0 d SSc3 1 1 0 0 c EQc3 Construction Indoor Air Quality Management Plan 1
0 3 0 d SSc4 3 1 1 0 c EQc4 2
2 0 0 d SSc5 2 0 1 0 d EQc5 1
0 1 0 d SSc6 1 1 1 0 d EQc6 2

0 3 0 d EQc7 3
7 2 2 d/c 11 1 0 0 d EQc8 1
Y d WEp1 Required 0 1 0 d EQc9 1
Y d WEp2 Required
Y d WEp3 Building-Level Water Metering Required 4 2 0 d/c Innovation 6
2 0 0 d WEc1 2 0 1 0 d INc1.1 1
4 0 2 d WEc2 6 1 0 0 d INc1.2 1
0 2 0 d WEc3 2 1 0 0 d INc1.3 1
1 0 0 d WEc4 Water Metering 1 1 0 0 d INc1.4 1

0 1 0 d INc1.5 1
19 10 4 d/c 33 1 0 0 c INc2 1
Y c EAp1 Required
Y d EAp2 Required 4 0 0 d/c Regional Priority 4
Y d EAp3 Required 1 0 0 c RPc1.1 Optimize Energy Performance 1
Y d EAp4 Required 1 0 0 c RPc1.2 Consideration: WE Indoor Water Use Reduction 1
6 0 0 c EAc1 6 1 0 0 d RPc1.3 EA Enhanced Commissioning 1
13 5 0 d EAc2 18 1 0 0 d RPc1.4 Consideration: WE Outdoor Water Use Reduction 1
0 1 0 d EAc3 1
0 1 1 c EAc4 2 63 32 15 TOTALS Possible Points: 110
0 0 3 d EAc5 3
0 1 0 d EAc6 1 d/c = design or construction phase submittal
0 2 0 c EAc7 2 = Prerequisite

= adopting v4.1
= considering adopting v4.1
= Prerequisite/Credit Awarded after Design Final Review

Innovation: Purchasing - Lamps
Innovation: Green Building Education
Pilot: IPpc90 Social equity within the project team
TBD

13-Apr-22

Acoustic Performance
Quality Views

Enhanced Indoor Air Quality Strategies
Low-Emitting Materials

Indoor Air Quality Assessment
Thermal Comfort

Certified: 40 to 49 points,   Silver: 50 to 59 points,  Gold: 60 to 79 points,  Platinum: 80 to 110     

Access to Quality Transit

Reduced Parking Footprint

Open Space

Site Assessment

Interior Lighting
Daylight

LEED Accredited Professional

 Exemplary Performance: Enhanced Indoor Air Quality Strategies

Rainwater Management

Light Pollution Reduction

Environmental Tobacco Smoke Control

Energy and Atmosphere

Minimum Energy Performance

Fundamental Refrigerant Management

Cooling Tower Water Use

Green Power and Carbon Offsets

Heat Island Reduction

Outdoor Water Use Reduction
Indoor Water Use Reduction

Outdoor Water Use Reduction
Indoor Water Use Reduction

Enhanced Commissioning

Building-Level Energy Metering

Water Efficiency

Fundamental Commissioning and Verification

Grid Harmonization
Renewable Energy Production
Enhanced Refrigerant Management

Optimize Energy Performance
Advanced Energy Metering

Construction Activity Pollution Prevention

High Priority Site

Surrounding Density and Diverse Uses

Sustainable Sites

Building Life-Cycle Impact Reduction

Site Development - Protect or Restore Habitat

Building Product Disclosure and Optimization - Sourcing of Raw Materials

Project Name: 
Date:

Location and Transportation

Sensitive Land Protection
LEED for Neighborhood Development Location

Bicycle Facilities

Construction and Demolition Waste Management Planning

Materials and Resources
Storage and Collection of Recyclables

Construction and Demolition Waste Management 

Minimum Indoor Air Quality Performance

Building Product Disclosure and Optimization - Environmental Product Declarations

Integrative Process

LEED SCORECARD
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Site Context

A landmark gateway to a revitalized downtown.
Located in the Downtown Development Area and Tower 
Precinct, the compact and steeply graded site is ideally 
located across from the existing Douglas College Legacy 
Campus. This site provides a great opportunity to strengthen 
the city’s institutional hub. The currently empty site is well-
situated on the corner of high-use corridors Royal Avenue 
and Eighth Street, easily accessible by car, bus, bike, and 
on foot. Rapid transit (New Westminster station) is located 1 
block south of the site. Community amenities and facilities 
are only a short distance from the site, such as Simcoe Park, 
Toronto Place Park, and many retail, restaurants, and other 
commercial businesses. 

N
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View Analysis

Aerial view - North
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View Analysis

Aerial view - West
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View Analysis

Aerial view - South
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View Analysis

Aerial view - East
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Design Rationale
Architectural Concept:
The approach to the building design begins with program distribution. 
The program is organized by the type of activity and use. The public 
academic spaces are at the lower levels, facing the very public Eighth 
and Agnes Streets. Housing is located above the academic uses to 
maximize public interface along the streets. The residential entry and 
administrative offices are brought down to street level and enters from 
inside the building to create its own distinct identity connected to the 
academic space. The construction of the building is primarily concrete 
construction. 

The form is reinforced by organizing the spaces by private and public 
or formal and informal. The private spaces are lifted off the street and 
borders the edges of the site allowing the informal spaces to connect 
them and reach out to the public street fronts. Formal spaces are 
treated with a bolder aesthetic, punched windows and solid materials, 
framing light and views into the smaller spaces within. Informal spaces 
are fully glazed and made to be as open as possible to bring light 
within the building at its most active locations and showcasing the 
activity within the building. This approach creates two towers lifted 
above the street, connected by a glazed bridge of visible active 
spaces. The tower on the Blackie and Agnes Street side is grounded in 
the site, forming structured classrooms adjacent to the light-filled public 
atrium connecting the spaces within the building.

Neighbouring Design Context

The site is situated in Downtown New Westminster’s Tower Precinct, a 
precinct that serves as the “institutional heart of the city” and is home 
to two major institutions, Douglas College and the Courthouse. The 
vision for this precinct is to create a walkable, livable environment that 
balances tower development with pedestrian-oriented streetscapes 
and a high quality public realm. The project provides additional 
educational and housing uses to the existing Legacy campus. The 
academic use would draw frequent users into the area while bringing 
in diversity of employment. The project supports the Downtown 
Community Plan’s sustainability values through all three pillars of 
sustainability: environmental, social, and economic. Environmentally, 
the use of a previously developed site minimizes the damage to 
natural areas. Socially, the academic use and student housing enable 
future generations to meet their own needs by providing ample 
opportunity for self-development. Students will be better equipped to 
find jobs, which would in turn support the local economy. 
The project is targeting Step Code 4, LEED Gold Certification and Rick 
Hansen Foundation Accessibility Certification Gold.

Site Context & Public Realm

Located directly across the existing Douglas College campus, the site 
presents a great opportunity for the campus expansion. Each street 
has a different approach to the public realm, but it is tied together 

with a rich landscape and urban street environment. Eighth Avenue 
and Agnes Street are the prime pedestrian experience, with larger 
sidewalks and small plazas at the entrances. Royal Avenue is a busy 
traffic corridor, so the public realm is geared to movement and denser 
landscape. Blackie Street is considered the parking and service 
access space at grade, aligning with the parking access points and 
transformer locations that are along the opposite side of the street. 
Multiple entries engage students from multiple directions and have 
been organized based on the concepts of established and expected 
access routes. 

The major pedestrian network traveling along Eighth Street, primarily 
to and from the New Westminster Skytrain station and the existing 
campus, reinforces the corner of Agnes Street and Eighth Street as 
the arrival plaza and main entrance to the building. Eighth street is 
activated with semi-public communal spaces, active study areas, 
and outdoor spaces stepping up along the steep grade to extend 
the indoor uses to the exterior, creating an active streetscape. Agnes 
Street is at the low side of the site and connects to retail use down 
Eighth street and residential entrances down Agnes Street. Considering 
Royal Avenue, the housing frontage faces the parks across the street, 
and line up with the existing condominium entrances along Royal 
Avenue to the West. Landscaping along Blackie Street is introduced to 
soften the building edge and provide a more attractive streetscape. 

Design
The material palette features earthen-colored materials on the podium 
with light-metallic materials on the towers to emphasize the strong 
base grounded to Earth while creating lightness to the towers to 
create a sensitive addition to New West’s skyline. The towers feature 
a mix of light and dark panels to add texture that can be seen from a 
distance. On the podium, varied panel sizes and texture, and strongly 
framed transparent openings reinforce a human scale. The towers 
are separated by tall, glazed curtain walls, creating a transparent 
opening that brings light into the building and separates the form into 
three elements. These breaks also signify the main entrances, active 
communal spaces, and the lower occupied roof garden.

The building results in a form that fits in its context, forming a gentle rise 
in height with the buildings along Royal and stepping naturally down 
the slope. The form creates a gateway at the intersection at Royal to 
create the presence of the campus before traveling down towards 
the Waterfront.

A detailed analysis of design concepts and how the project satisfies 
the design requirements of the Development Permit Area and other 
City design policies are provided in the following pages.
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office tower protrudes 
over the plaza

key hole opening, creating relief on eighth 
street at the second entrance and activity 

space, showcasing the outdoor green space

The podium is defined on each side of 
the building, grounding each tower, 
with activity pockets that engage and 
blend with the public realm.

Informal spaces are fully glazed and as 
open as possible. Bringing light within 
the building at its most active locations 
and showcasing the activity within the 
building to the street.

Formal spaces are treated with a bold 
aesthetic, punched windows and 
solid desaturated materials, framing 
light and views into the smaller active 
spaces within.

Design Concept & Massing
Building Parti

The form is reinforced by organizing the spaces by 
private and public or formal and informal. 

The private spaces are lifted off the street and 
pushed to the edges of the site allowing the informal 
spaces to connect them and reach out to the public 
street fronts.

This approach creates three towers lifted above 
the street, connected by bridges of visible active 
spaces.

Massing Development

Different strategies are provided to animate the 
public realm through articulation, and key pockets 
of activity to create resting spots and open spaces 
along Eighth Street. Transparency of informal spaces, 
roof gardens and framed openings display indoor 
activity and engage the public realm.
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Massing in Relation to Community Design Guidelines

There are three towers on this project. Due to the nature of the program and location, there 
is significant frontage all around the site. The towers are a minimum of 24m away from the 
existing towers, and there is a consistent front angular plane and height along the streets. The 
podium datum steps with the slope of the site to create a consistent frontage and ensure that 
there is equal presence on each corner, while the towers tie the form with the surrounding 
context.

24m

Tower touch-down at atrium and bridges Rich podium that follows the site slope Filled corners - except for Corner Plaza P4
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Site Context

Primary Pedestrian Circulation and Sustainable 
Modes Of Transportation

The proximity of the New Westminster Skytrain station to 
the existing Douglas College has made this section of 
Eighth Street a high traffic area for students traveling to 
and from campus. 

The primary entrance for the project is located at the 
corner of Agnes Street and Eighth Street which aligns 
well with the crossing to the main entrance of the existing 
campus and hub and at the Eighth Street connection to 
the Skytrain station.

The access point on eighth street captures students 
traveling from Royal Avenue and provides a secondary 
option for those reaching the heart of the building at the 
third level. Due to the slope, there needs to be careful 
consideration on travel along Eighth Street, looking at 
access, rest, and mobility.

Site accessibility provides plenty of opportunity for 
sustainable modes of transportation. Pedestrian 
experience is further improved by the access to bus stops 
across Royal Avenue. Drop off locations are located on 
Agnes Street and at the existing campus on Royal Avenue. 
Proximity to planned bike lanes from Carnarvon, Agnes 
street on the opposite side of the existing campus and the 
future bike lane that will be added with the Eighth Street 
Complete Street project.
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Site Context

Plazas

The project aligns with city goals to create a corner plaza 
at Agnes and Eighth. It is perfectly located with high-foot 
traffic between the two buildings on campus, creating 
an entry plaza at the main entrance that lines up with the 
elevated plazas across the street.

There is a substantial amount of public green space across 
Royal Avenue, but access to it is impeded by the large 
crossing and slope. This plaza is key as a resting point while 
traveling up the slope along Eighth Street before arriving 
at the Royal Avenue intersection.

There are several public spaces and plazas around the 
campus, including plazas at the entrances to the Legacy 
campus and the future plaza treatment to Victoria Street.
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The Corner Plaza at Agnes and Eighth is an important 
element for this site. While being the main entrance to the 
academic building and being the most direct connection 
to the legacy campus, it will be a hub of activity. This 
plaza will meet the community design guidelines, creating 
a comfortable resting, meeting, and waiting space with 
ample seating and urban greenery.

Visual connection is created between the indoor uses and 
the Corner Plaza with transparent glazing into the lecture 
and event room, and pre-function/study space to blend 
the interior and exterior activities.

The large entry canopy and central features of 
landscaping and sculptures in the plaza create focal 
points. There is an abundance of seating for rest, staying, 
people-watching and meeting, bordering an accessible 
route from the pickup-drop off zone. Several routes 
through the plaza are created to promote ease of access 
and managing the steep grades around the plaza.

In addition, the corner plaza improves the visibility and 
prominence of the pedestrian crossing to the existing 
campus.
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Site Context

Underground Parking / Loading Access

Parking and Loading access has been located primarily 
on Blackie Street. Considering the treatment of Moody 
Street and Blackie Street, this is the ideal location for 
service access, keeping public, active spaces off of this 
street will keep it quiet along the sides of the residential 
buildings across Blackie Street.

Loading and service access will be located in line with 
Moody Street, while the below grade vehicle parking 
access is located midway between Moody Street and 
Agnes Street. The locations for vehicle access reflect the 
strategy of the adjacent residential buildings (with their 
service access along Moody Street).

Based on the treatment of the public realm of the 
neighboring residential buildings on Blackie and Moody, 
and the lack of crossing at Blackie and Royal, it is clear 
that a pedestrian oriented application between Agnes 
and Royal would not be appropriate. For comfort, access, 
and safety, it works better to encourage pedestrians to 
use Agnes and Eighth to travel around the site.
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Royal Avenue Setback

Zoning Bylaw 180

10 foot setback on both sides of Royal Avenue from 
west boundary of Eighth to East Boundary of Twelfth.

The Royal Avenue setback is consistently applied on 
the South side of Royal Avenue and creates additional 
safety and comfort along the busy thoroughfare.PARK
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Program Diagram
Concept Site Plan

The program and massing is oriented around public 
open space and formal private space.
The main entry is located at the Agnes & Eighth 
Plaza. Common spaces such as cafeterias, open 
spaces are located along Eighth traveling up the 
steep grade.

Above the levels at grade, offices and housing is 
located at the Eighth and Royal side. This frames 
the massing along Eighth Street and allows the 
space along Blackie Street to be free for the larger 
classroom and lab spaces.

The atrium connects the two entries, and allows light 
to enter between the two types of spaces.

Student Housing
Academic
Atrium
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Entry Sequence
Traveling to and through the building is an important 
driver for the experience of its public space. Entering 
the building at the main entry at Agnes Street, you 
experience a small plaza filled with nature and 
seating, and enter under a warm wood canopy. As 
you go through the doors, you are welcomed with 
a social stair traveling up through a grand, 10-storey 
tall atrium filled with the filtered light from above. 
As you walk up and arrive at the central gathering 
space, you see all points of circulation intersect, 
the main stair coming up from Agnes, the feature 
stair traveling all the way up the academic spaces, 
the entrance to the housing and the secondary 
access from Eighth Street. At this point, there is a 
large student lounge where you can see the legacy 
campus across the street, meet students, faculty 
and the public, eating, gathering and stopping for 
a rest. Going up through the academic levels, you 
see through the atrium, study spaces, offices, and 
classrooms, sharing light and activity. As you travel 
around the corridors to the different programs, there 
are points of stopping for studying, meeting, taking a 
break or appreciating a view to nature or through to 
the atrium.

Precedents

 Alex & Jo Campbell Centre for Health and 
Wellness - Camosun College School of Sustainable Energy Engineering, SFU  Earth Sciences, UBC  Orchard Commons, UBC

 Alex & Jo Campbell Centre for Health and 
Wellness - Camosun College

 Chappell Family Building for Nursing and 
Population Health - TRU

Typical floor circulation

A
gn

es
 S

t

Eighth St

Plaza

Cafeteria 
& 
Commons

le
ve

l 3
 

en
try

Level 1 
entry

Entry sequence level 1-3

Access at 
Eighth St

Access at 
Agnes

Central gathering 
space at level 3

main vertical 
circulation

Agnes St plaza
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LUNCH RM, 
CONTRACTORS/
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ATRIUM
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Program Diagram
The program is organized by the type of activity 
and use. The public academic spaces are at the 
lower levels, facing the very public Eighth and Agnes 
Streets. Housing is pushed off the grade above the 
Academic, with its entry and activity spaces coming 
down internally facing away from the streets.

The massing responds to the intent of bringing natural 
light across the different volumes. The atrium is the 
core space where activity is going to happen. It 
brings light in through a skylight roof and across 
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multiple study spaces to the corridors. On both ends 
of the atrium, the location of common spaces with 
glazed walls maximize natural lighting.

On the podium, open common areas are located 
along Eighth Street and the plaza at Agnes, with 
double height glazed walls that draws light in and 
engages with the public realm.

On the upper massing, the towers are located 
leaving a void that helps to obtain the best natural 
lighting on the rooms and common spaces.
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Program Diagram
Functional drivers: Academic Spaces

• Functional Classrooms & Labs
• Adjacency (offices to teaching spaces, 

commons areas at central locations)
• Wayfinding, accessibility
• Light access for all occupied spaces

MEETING RMS, 
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OPEN WORK AREAS 

LUNCH, 
MEETING 
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 OPEN 
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ELEV.

SERVICE
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STAIR
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functional corridor width

minimum dimension for functional layout for class-
rooms and labs

minimum dimension for functional layout for class-
rooms and labs

5m atrium (approx. 3 corridor widths)
allow light to enter internal spaces

footprint based on housing structure above

STUDY SPACES AROUND ATRIUMATRIUMSTUDY SPACES
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HOUSING COMMONSHOUSING ROOFACTIVATED ROOFTOPS

depth based on bed, 
furniture requirements

width based 
on light access, 
accessibility, 
comfort

efficient service shaft location

functional corridor width

depth of tower based on efficient, functional space requirements

Program Diagram
Functional drivers: Student Housing and 
Communities

Why not a point tower format?
Demand Analysis resulted in a programmed format 
catered to “Housing Communities”:

• 1 Staff per floor (RA)
• functional layouts require specific depths and 

widths for light, access, furniture
• Efficient layout = double stacked corridor
• Commons shared by 35-40 beds (kitchen, 

study, gathering)
• larger floor plate = better efficiency of service 

and shared space
• laundry, larger activity space can be shared 

by multiple communities and floors, so located 
separately.

• 4-bed apartments can be isolated from 
communities due to shared amenities within 
units - but still connected for shared laundry 
and larger activity spaces

• Housing lobby - convenient location for 
access & security, connection to academic 
space for sharing of larger amenities 
(classrooms as multipurpose space, cafeteria/
market place, study space).

• Single access point for security, clear sightlines 
to elevators, points of entry.
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Ponderosa Commons - UBC (2013 & 2016)
• two buildings on adjacent sites (15 & 20 stories)
• classrooms, seminar rooms, art centre, labs, offices
• retail space
• multipurpose event/gathering space
• 1150 beds; 363 studios, 113 two-bedrooms, 62 four bedrooms, 11 large/accessible 

studios
• kitchens and living areas within units

Orchard Commons - UBC (2016)
• two buildings on adjacent sites (20 stories)
• classrooms, offices
• multipurpose event/gathering space
• 1035 beds; 971 connected singles (double beds), 8 singles with 

bathrooms, 25 shared rooms, 6 one-bedrooms
• dining hall & open communal areas

Precedent Projects - BC
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Public Space Diagram
Connecting Spaces

Connecting visually to social spaces is a key to 
making them successful and well-utilized. Using 
a balance of bold gestures, such as the feature 
red metal-clad stair, encourages curiosity and 
interaction with the variety of spaces that inhabit 
The Space Between. 

Key materials are used throughout the entry 
sequence and important commons spaces. The 
entries are rich with the use of wood, wood slats 
are covering the interior walls and covered exterior 
areas, giving a warm, welcoming experience. As 
you enter at the lower plaza, stone-clad walls add 
a feeling of durability and grounds you as you walk 
through to the main stair. The vertical circulation 
from the entrance is identified using blue colors, 
referencing the flow of the river, in the form of 
seating spaces on the social stair and a waterfall-
style tile on the elevator core. Rusty-red metal is 
used to identify important entry points and views 
and is also featured on the main vertical stairs from 
the third floor student lounge up to the academic 
floors and housing lobby. Featured spaces use a 
gradation of painted color walls, referencing the 
colors of nature, starting with earthy colors at the 
lower levels, and moving up to greens and blues 
referencing flora, water, and sky.

The entry sequence is filled with clear viewpoints to 
major access routes through the building bordered 
with lounge and study spaces. Direct views into 
and out of the building to the street is crucial to 
making the ground stepped ground floor feel 
connected to the public realm. While there is a 
prominence in stairs, there is still equitable access 
through direct routes to elevators and lounge 
spaces from the major circulation routes. 

Arriving on the third floor you find the true hub of 
the building, anchored with a large mural with 
indigenous art (inspired by the local Qayqayt 
Nation) and wood carvings. 
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1. entry plaza
2. pre-function  space
3. social stair
4. study area
5. student lounge and market
6. eighth street entry

a. waterfall tile at elevator cores
b. red metal-clad stair
c. feature colors
d. wood slat walls
e. red metal-frames
f. stone-clad wall

7. housing entry commons
8. bridge lounge areas
9. open study areas
10. housing roof space
11. academic roof space
12. housing commons
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Public Space Diagram
Connecting Spaces

The lounge space has a variety of seating spaces 
for meeting, eating, and studying, adjacent to 
a marketplace and cafe. From here there are 
vantage points to all areas of access, to Eighth 
Street outside, and to two major stairs, clad in red 
metal, going to the housing and lobby and up to 
the rest of the academic floors.

The student housing has two key zones of 
commons spaces, the Eighth floor with activity 
spaces, shared laundry, and direct access to a 
large, landscaped roof space, and the bridge 
on the community floors with kitchen, dining and 
study areas.
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CPTED

Crime Prevention Through Environmental Design

Natural surveillance

Building frontages are active pedestrian areas, which help 
maximize visibility and deter potential offenders.

The landscape design, particularly the outdoor plaza and open 
spaces, provide good natural surveillance such that it contributes 
to having a more active space at all entry points.

Ample glazing is provided on the active ground floor spaces to 
increase visibility and security. 

Pathways, stairs, entrances/exits, parking areas, storage areas, 
garbage/recycling areas, and the loading alcove area are well 
lit to increase passive surveillance and security.

Proper lighting will be installed along pathways and other 
pedestrian-use areas at proper heights for lighting the faces of 
the people in the space (and to identify the faces of potential 
attackers).

Building articulation is minimized along Blackie Street to minimize 
corners and allow natural surveillance from adjacent residential 
buildings.

The building will be complemented by mechanical and 
organizational measures, e.g. closed-circuit television (CCTV) 
cameras can be added in areas where window surveillance is 
unavailable.

Natural access control

Natural access control limits the opportunity for crime by taking 
steps to clearly differentiate between public space and private 
space. 

Building entrances and exits are clearly identifiable and carry 
consistent architectural language to promote visibility from the 
streets and around the perimeter.

No sidewalks provided along Blackie Street to limit pedestrian 
access and enhance safety from moving vehicles.

Natural territorial reinforcement

Use of signs, lighting and landscape elements (e.g. shrubs) are 
applied to express ownership and define the natural territorial 
reinforcement of space. Trees and shrubs are strategically 
placed along private spaces, while expansive open spaces 
signify public indoor uses. 

Trees have a high standard to create clear sightlines through it, 
and groundcover planting will be low enough to avoid places to 
hide.

Outdoor spaces along Eighth Street are provided with seating at 
select public areas. 

Paving patterns are slightly disparate in finish to promote 
gathering/resting points from paths of movement.
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SITE PLAN L1 TO L4

LEGEND

 Main Access

 Exit

 Designated Drop-Off

 Accessible Route

 Route from drop-off

from designated 
Drop-Off at Legacy 
Campus

L1

L2
L3

L4

Slope on Royal is >12%

<5% slope
<5% slope

path to elevators

LOADING P1 
ENTRANCE

PARKADE P2 
ENTRANCE

LEVEL 1 
ENTRANCE

LEVEL 3 ENTRANCE

PROPERTY LINE

PROPERTY LINE
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OP
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TY

 LI
NE
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TB
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K

path to elevators

Circulation Analysis Diagrams
Accessibility Diagram

This project is challenged by steep 
sidewalk grades on every side 
of the building. The Drop-off has 
been located as close to the main 
entrance as possible, and there 
is a maximum 5% grade from the 
property line to the entrance. The 
Entrance on Eighth Street is as direct 
as possible to the street. 

All programmed spaces have 
barrier-free access. Once people 
enter the building there is a direct 
line of sight to elevators that are 
centrally located to the main 
circulation, promoting equity and 
celebrating the vertical circulation 
up through the atrium. The housing 
elevator access is directly adjacent 
to the Eighth Street entrance.
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41  808 Royal - Douglas College

SITE PLAN L1 TO L4

LEGEND

 Main Access

 Exit

 Pedestrian Oriented Street

 Pedestrian Route

from east Royal

from Legacy Campus

from Skytrain 
and Bus Stop

from bus stop on 
Eighth

from west Royal

from Skytrain 
and Bus Stop

L1

L2
L3

L4

LOADING P1 
ENTRANCE

PARKADE P2 
ENTRANCE

LEVEL 1 
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LEVEL 3 ENTRANCE
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13 - 15% 13 - 15%
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Circulation Analysis Diagrams
Pedestrian
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SITE PLAN L1 TO L4

LEGEND

 Main Access

 Exit

 Bike Lane

 On-street Bike Lane or Shoulder

 Bike Route

 Long Term Bicycle Storage

 Short Term Bike Stalls

 End of Trip Facilities

End of Trip Facilities and 
Long Term Bike Storage 
on P2 Level

L1
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L3

L4

LOADING P1 
ENTRANCE

PARKADE P2 
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LEVEL 1 
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LEVEL 3 ENTRANCE
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Circulation Analysis Diagrams
Cycling Diagram



43  808 Royal - Douglas College

DN

DN

UP

UP

568 7

10 9

222119 20

11

17

12

13

14

15

16

3

24

2

2523

4

BIKE STORAGE

P2.07

18

PEA4

PEA5

PEA6

SEA7

SEA8

P2 E/A SHAFT

P3 E/A SHAFT

P3 E/A SHAFT

P2 E/A SHAFT

STORAGE

P2.12

BIKE STORAGE

P2.04

END OF TRIP

P2.05

PARKADE LEVEL

P2

P2.00

STUDY SPACE

1.S1

EVENT ROOM /

LARGE

CLASSROOM

1.01

COVERED PLAZA

AREA
VESTIBULE

1.V1

ELECTRICAL

1.07

8 H

LONG TERM

21 L

LONG TERM

6 O, 12 H

LONG TERM

16

STORAGE

LOCKERS

18 V

LONG TERM

5.0% DN.

5
.0

%
 D

N
.

EL.26.670 EL.25.700

18 H, 8 V

LONG TERM

STUDY SPACE

1.S2

CORRIDOR

1.C1

1 O, 4 H

LONG TERM

PARKADE 

LEVEL 

BELOW

PER3 CONTROL

ROOM

P2.11

BIKE STORAGE

P2.06

STAIR 02

P2.ST02

23 TOTAL PARKING STALLS ON P2 

1 ACCESSIBLE VAN, 2 COMPACT EV, 2 

COMPACT, 6 REGULAR EV,

9 REGULAR, 3 CAR POOL / VAN POOL

PER3

STAIR 01

P2.ST01

V
E

S
T

IB
U

LE

P
2
.V
3

TELECOM

1.06

STAIR

PRESSURIZATION

PRESSURIZATION

SHAFT

VESTIBULE O/A

SHAFT

STOR.

1.14

STAIR 06

1.ST06

LO
C

K
E

R
S

P
2
.0
1

PARKADE O/A

SHAFT

UNIVERSAL

WASHROOM

1.04

JAN.

1.08

STOR.

1.11

JAN.

1.03

STOR.

1.9

WASHROOM

1.05

PROPERTY LINE

PROPERTY LINE

P
R

O
P

E
R

T
Y

 L
IN

E

S
R

W

P
R

O
P

E
R

T
Y

 L
IN

E

5.0% DN.

LARGE LECTURE

CLASSROOM

1.10

CAT. PANTRY

1.02

V
E

S
T

IB
U

LE

1
.V
2

CORRIDOR

1.C2

CORRIDOR

1.C1

STUDY SPACE

STUDY SPACE

EL.24.31 m

EL.24.31 m

EL.23.77 m

EL.23.77 m

V
E

S
T

IB
U

LE

P
2
.V
2

PUBLIC PARKADE ENTRY

LN. OF STAIR 

07 ABV.

LINE OF CANOPY 

ABOVE

CROSSOVER FLOOR - PAR

O/H GATE

PLAZA

EL.25.43 m

TRENCH 

DRAIN

6 H, 4 V

LONG TERM

EL.26.20 m

26 27

BIKE STORAGE

P2.02

SCOOTER

STORAGE

P2.08

BIKE STORAGE

P2.09

BIKE STORAGE

P2.03

BIKE STORAGE

P2.10

1

ACADEMICACADEMIC

ACADEMIC ACADEMICACADEMICACADEMICACADEMICACADEMICACADEMIC

ACADEMIC

ACADEMICACADEMICACADEMICACADEMICACADEMICACADEMICACADEMIC

A
C

A
D

E
M

IC
A

C
A

D
E

M
IC

A
C

A
D

E
M

IC
A

C
A

D
E

M
IC

A
C

A
D

E
M

IC
A

C
A

D
E

M
IC

CAR POOL/

VAN POOL

PARKADE O/A

SHAFT

CAR POOL/

VAN POOL

ACADEMIC VAN

4.5%4.1%5.7%

CAR POOL/

VAN POOL

18.9M

25.6M

15.1M

16.5M
30.0M

Z

2.62.5

P7 P8

PF

?

?

8145

VESTIBULE

O/A SHAFT
1.40 m²

EL.28.750

PARKADE P2 

ENTRANCE 

BELOW

STAIR 7

EL.31.20 m

A6.115

3

6
4
10

A4.010

2_______

A4.010

2_______

PARKADE

O/A SHAFT

ORIGINAL SHEET - ARCH D 

A

B

C

D

3
/2

3
/2

0
2
3
 5

:2
1
:5

6
 P

M

<
P

ic
k 

lo
c

a
ti

o
n

 in
 P

ro
je

c
t 

In
fo

rm
a

ti
o

n
>

LEVEL P2 MEZZANINE - STAIR 07

Parking - Public & Residential
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Loading - Level P1/L2

LEGEND

 Loading Access Route

 Loading Stalls
 

 Waste Storage

 Waste Disposal Access Route

PARKADE P1/L2

The college supports a four 
stream collection facility located 
inside the building at P1. This is a 
secure location and operationally 
encourages reduction and waste 
and sustainability for the entire 
facility. This floor also supports 
loading and a majority of the 
service facilities for the building.
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Exterior Expression
Precedent images for towers and bridges 
concept.

The following projects provided inspiration on how 
to create clean, modern textures on the towers that 
remain visible from a distance using simple materials 
and openings, as well as creating a break between 
large, vertical components.

ents

Precedents
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Exterior Expression

Precedent images for academic and 
student housing mixed-use development.
The following projects provided inspiration on how 
to integrate a mixed use development in a city 
environment with an overall approach for the 
different uses and providing definition and distinction 
on the podium levels to engage the public realm.

The forms are treated with application that identifies 
changes in massing, allowing the change in uses to 
be treated more consistently as one approach for 
the entire building. The strategy for both of these 
urban academic and housing projects is to identify 
as one building and one living learning environment.

By focusing on the changes in massing as the 
expression, these projects are free to relate to the 
urban realm at a greater scale.

• 32 stories
• 16 academic floors
• 16 housing floors
• 634 beds, Suite style 

units

Daphne Cockwell Health Sciences 
Complex, TMU (2019)

Roosevelt University Vertical 
Campus (2012)

• 29 stories
• 8 academic floors
• 18 housing floors
• 332 beds, 100 4&2 bed units
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1. Prominent tower 
at Royal Avenue

6. Color applied to create rhythm 
and pattern on the facade

5. Further division of the towers into 
bands that combine 2 - 3 levels

4. Massing is pushed to 
differentiate the two portions

3. Tower separated to create 
stepped form and reduce 
impression of vertical scale

7. Podium datum steps with steep 
site slope and helps separate the 
three tower forms

2. Podium that grounds the towers 
and follow the slope of the site

Exterior Expression

Design Strategy: Towers

• Breaking down the mass into smaller portions
• Creating vertical bands aligning windows on 

multiple levels
• Using two contrasting colors to create rhythm 
• Composite metal panel
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Exterior Expression

Design Strategy: Tower pattern and cladding

A varied pattern of dark and light panels create texture 
that remains visible at a distance. The dark and light 
panels have varied depths to create interplay between 
light and shadow that further enhances the building 
textures.
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1 : 100A3.101
2 CLADDING C

1 : 100A3.101
1 CLADDING CONCEPT - STUDENT HOUSING

1 : 100A3.101
3 CLADDING CONCEPT PLAN - LEVEL 15

EXTERIOR MATERIAL LEGEND

01 TERRACOTTA RAINSCREEN
SYSTEM - Colour TH08 IN
406x1524mm, 406x808mm (70-80%
Linear/Groove finish + 30-20%
Natural finish)

02 ALUMINUM COMPOSITE PANEL -
BONE WHITE IN 750mm, 1000mm,
1200mm WIDTHS. 100mm DEPTH

04 ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

05 ALUMINUM COMPOSITE PANEL -
RUSSET MICA IN 750mm, 950mm,
1275mm, 1400mm, 1500mm
WIDTHS. 25mm DEPTH

09 CURTAINWALL, Effective U=0.29,
clear glass

11 DOUBLE GLAZED WINDOW,
Effective U=0.29, tinted grey glass

12 TRIPLE GLAZED, FIBERGLASS
FRAME WINDOW Effective U=0.15,
tinted grey glass

14.1 MOTORIZED OPERABLE WINDOW
FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

15 SCREENING FOR MECHANICAL
EQUIPMENT,CORRUGATED
PERFORATED METAL PANEL -
ULTRA DARK

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

22 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

24 DARK GREY MULLIONS / WINDOW
FRAME
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TERRACOTTA RAINSCREEN
SYSTEM - Colour TH08 IN
406x1524mm, 406x808mm (70-80%
Linear/Groove finish + 30-20%
Natural finish)
ALUMINUM COMPOSITE PANEL -
BONE WHITE IN 750mm, 1000mm,
1200mm WIDTHS. 100mm DEPTH
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CURTAINWALL, Effective U=0.29,
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FRAME WINDOW Effective U=0.15,
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PERFORATED METAL PANEL -
ULTRA DARK
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Precedents

Exterior Expression

Precedent images for podium

The following projects provided inspiration on how 
to use material textures to engage users at the street 
level, and using framed entries and openings to 
display activity to the street level.
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Exterior Expression

Podium

• Reflecting on the building history of New 
Westminster, the use of brick and stone, and 
transitioning to a contemporary material.

• Terracotta has a clean and modern look, with no 
grouts.

• Warm grey tones.
• Durable, long lasting material.
• Texture at a finer grain, responding to proximity of 

pedestrian scale

outdoor space linked to 
interior space

definition of datum lines definition of vertical modules 
(transparent spaces between) 
avoiding opaque areas (such as 
structural cores)podium that grounds the towers and follows 

the slope of the site

podium datum steps with steep slope 
helping separate the three tower forms

framing modules with 
accent color metal profile

metal panel infill at 
windows

ribbed textured terracotta 
cladding
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Exterior Expression

Podium

A varied pattern of ribbed and smooth Terracotta 
is introduced to break up the building edges and 
reinforce a human scale at the street level. This 
creates texture at a finer grain, which appears more 
subtle at a distance so that the facade textures on 
the tower remain more prominent.
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1 : 100A3.102
1 CLADDING CONCEPT - PODIUM

1 : 75A3.102
2 TERRACOTTA PANEL PATTERN

ROYAL AT BLACKIE - TERRACOTTA PATTERN ELEVATION - TERRACOTTA PATTERN

EXTERIOR MATERIAL LEGEND

01 TERRACOTTA RAINSCREEN
SYSTEM - Colour TH08 IN
406x1524mm, 406x808mm (70-80%
Linear/Groove finish + 30-20%
Natural finish)

04 ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

05 ALUMINUM COMPOSITE PANEL -
RUSSET MICA IN 750mm, 950mm,
1275mm, 1400mm, 1500mm
WIDTHS. 25mm DEPTH

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

10 SPANDREL PANEL - WHITE
10.2 SPANDREL PANEL - SHADOW BOX
11 DOUBLE GLAZED WINDOW,

Effective U=0.29, tinted grey glass
14.1 MOTORIZED OPERABLE WINDOW

FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

20 ALUMINUM PANEL - PRISMATIC
SPRITZ

24 DARK GREY MULLIONS / WINDOW
FRAME

A Issued For 50% DD SVG MT 2022.04.20
B Issued For DP SVG MT 2022.05.20
C Issued For DP PTR Review SVG MT 2023.03.24
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1 : 75A3.102
2 TERRACOTTA PANEL PATTERN

ROYAL AT BLACKIE - TERRACOTTA PATTERN ELEVATION - TERRACOTTA PATTERN

EXTERIOR MATERIAL LEGEND

01 TERRACOTTA RAINSCREEN
SYSTEM - Colour TH08 IN
406x1524mm, 406x808mm (70-80%
Linear/Groove finish + 30-20%
Natural finish)

04 ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

05 ALUMINUM COMPOSITE PANEL -
RUSSET MICA IN 750mm, 950mm,
1275mm, 1400mm, 1500mm
WIDTHS. 25mm DEPTH

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

10 SPANDREL PANEL - WHITE
10.2 SPANDREL PANEL - SHADOW BOX
11 DOUBLE GLAZED WINDOW,

Effective U=0.29, tinted grey glass
14.1 MOTORIZED OPERABLE WINDOW

FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

20 ALUMINUM PANEL - PRISMATIC
SPRITZ

24 DARK GREY MULLIONS / WINDOW
FRAME

A Issued For 50% DD SVG MT 2022.04.20
B Issued For DP SVG MT 2022.05.20
C Issued For DP PTR Review SVG MT 2023.03.24
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Variation of textures

Stanford University, Redwood City 
Campus.

Terracotta Concept Pattern - Blackie Street View SWTerracotta Concept Pattern - Blackie Street View NW
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Exterior Expression

Materiality: Relation to Context & Culture

Materials have been selected through an inspiration 
of craft, making, and nature. The materials consider 
the historical context of a landing and resting 
place for first nations and an industrial hub for New 
Westminster, also considering the future as an active 
commercial and educational hub. Materials are 
selected from a raw, natural palette, evoking a 
timeless, durable building design. 

The podium is rich with texture to elevate the 
pedestrian experience, using a grey terracotta as a 
robust grounding and a modern interpretation of the 
earthen brick materials used at the legacy campus 
and historic New West Buildings. Feature colors 
reflect the color of cedar, earth, and the dominant 
colors of New Westminster’s historic buildings defining 
portals and wayfinding inside and out of the building. 

The metallic greys of the towers interact with 
the further context, changing with daylight and 
weather, using a craft-inspired bold pattern to show 
movement and break down the massing. 
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Exterior Expression

Materiality: Relation to Context & Culture

Many of the neighboring buildings use warm red 
colours as a major element of the massing. This 
project ties that colour and warmth in as a feature 
element. The remainder of the building uses more 
light colours and greys to create its own identity as a 
modern, sophisticated campus representative of the 
users entering the professional world.

Douglas College Legacy Campus Neighboring Towers

Developments along Columbia St

Fraser River Middle School

View from Royal & Eighth Agnes Plaza



54  808 Royal - Douglas College

Exterior Expression

Materiality: Material Board
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Bridge step down to create more 
distinction between towers.

Increased height on the Royal 
tower and  incorporation of feature 
material band that signalizes the 
gateway and creates a point of 
interest and a prominent corner.

Maintained relation between 
student housing towers

Exterior Expression

Creating a gateway:
A design solution that takes the overall design 
language and anchors the corner of Eighth and 
Royal and reinforcing the prominence of the Royal 
Tower.

Increasing height of royal tower & giving it greater 
prominence

Functional approach:
• Creating elevator access to roof
• Using Mechanical Screening to step up/down 

facade recessed from the lower form

Visual Approach:
• Stepping Height of Eighth Tower and Bridge to 

reinforce height difference
• Breaking corner form to emphasize vertical on 

Royal Tower
• Use of ochre metal color is bringing the colors 

from adjacent condo buildings and existing 
campus in to a modern defining element at 
the gateway

• Stepping and bringing feature along top of 
building to screen equipment and reinforce 
conclusion of the building design

Defining top edge of podium

• Podium is defined by stark change of material 
and application

• Horizontal band creates relief between tower 
and podium

• Secondary band at mechanical floor defines 
further break at form change

• Grey metal panel from tower at windows is 
carried through inside frames at openings in 
podium
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Exterior Expression

Creating a gateway

Looking south on Eighth street 
(prioritize view of Fraser River)

• Corner is defined with setback and material change to 
create relief of the form and frame the view to the river

• Vertical red ochre metal panel anchors the corner
• Use of ochre color as a framing element is carried through 

the building at entrances and important elements along 
the podium and inside the building.

Looking north on Eighth street 
(connecting route to the city)

• Expression of eighth tower form further reinforced through 
panel movement and color

• Form steps down the hill and frames the corner plaza
• Ochre metal anchor is slowly revealed as you reach Royal, 

framing the gateway outside of the tower district 

Looking west on Royal Avenue 
(key corridor frequented by visitors across region)

• Royal Tower increased in height and defined to emphasize 
gateway and anchor the entrance to the Douglas College 
campus and new west tower district

• Form is further stepped to emphasize split between towers
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Exterior Expression

More playful and expressive design 

approach

Giving directionality to the window pattern

• Horizontal blocks have been maintained.
• Windows have been aligned on even 

horizontal blocks and shifted to create the 
illusion of movement towards the sides.

• The window strip located on the corner 
of Eighth and Royal is aligned from top to 
bottom in order to reinforce the verticality and 
prominence of this new feature corner.

Alignment of window pattern on 
even  horizontal blocks

Shifting of pattern to create 
directionality and tension

Transition to vertically aligned 
windows towards Royal to 
emphasize feature corner
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Exterior Expression:

Articulation and activation of Blackie Street

bridge in between towers break 
down the volumes and housing 
rooftop provides relief with five 
storey glass volume

podium grounds the towers and 
follows the slope of the site

tower further divided in blocks with 
window shifting creates movement

same podium approach on 
every street - no back of house

integration of services in the 
design strategy. Loading/parking 
entrances blend into the overall 
facade

bridge in between towers break 
down the volumes and housing 
rooftop provides relief

podium-tower definition and 
variety of window sizes creates a 
dynamic view from Moody.

animated academic roof

softening space with landscape
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Exterior Expression:

Articulation and activation of Blackie Street

Roof Activation

Addressing privacy

Window film is proposed to address 
privacy on the west and south 
facades, where there are or will be 
residential towers. 
 
Height of the film will cover 
sightlines at 1.8m from the floor 
level, but don’t need to go the 
whole height of the windows (2.7m) 
to retain maximized access to 
daylight. Views up will have minimal 
privacy concerns, due to angle 
of reflection and views towards 
ceilings and not into active space.

Roofs are rich with activity and landscaping, creating visual amenities 
from above, and active spaces for users inside the building. Landscape 
helps with water retention and providing nature for people, birds, and 
bees.
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Streetscape
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Streetscape
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BONE WHITE IN 750mm, 1000mm,
1200mm WIDTHS. 100mm DEPTH

04 ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

05 ALUMINUM COMPOSITE PANEL -
RUSSET MICA IN 750mm, 950mm,
1275mm, 1400mm, 1500mm
WIDTHS. 25mm DEPTH

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

10.1 SPANDREL PANEL - GREY
11 DOUBLE GLAZED WINDOW,

Effective U=0.29, tinted grey glass
13 GLAZED WIND SCREEN ON STEEL

FRAMING
14 GLAZED-IN DRAINABLE

MECHANICAL LOUVER
14.1 MOTORIZED OPERABLE WINDOW

FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

22 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

A Issued For 50%
B Issued For DP
C Issued For DP P
D Issued For DP P
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EXTERIOR MATERIAL LEGEND

01 TERRACOTTA RAINSCREEN
SYSTEM - Colour TH08 IN
406x1524mm, 406x808mm (70-80%
Linear/Groove finish + 30-20%
Natural finish)

02 ALUMINUM COMPOSITE PANEL -
BONE WHITE IN 750mm, 1000mm,
1200mm WIDTHS. 100mm DEPTH

04 ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

05 ALUMINUM COMPOSITE PANEL -
RUSSET MICA IN 750mm, 950mm,
1275mm, 1400mm, 1500mm
WIDTHS. 25mm DEPTH

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

10.1 SPANDREL PANEL - GREY
11 DOUBLE GLAZED WINDOW,

Effective U=0.29, tinted grey glass
13 GLAZED WIND SCREEN ON STEEL

FRAMING
14 GLAZED-IN DRAINABLE

MECHANICAL LOUVER
14.1 MOTORIZED OPERABLE WINDOW

FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

22 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

A Issued For 50% D
B Issued For DP
C Issued For DP PT
D Issued For DP PT

EXTERIOR LIGHTING FIXTURES

Y04
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MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

05 ALUMINUM COMPOSITE PANEL -
RUSSET MICA IN 750mm, 950mm,
1275mm, 1400mm, 1500mm
WIDTHS. 25mm DEPTH

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

10 SPANDREL PANEL - WHITE
10.2 SPANDREL PANEL - SHADOW BOX
11 DOUBLE GLAZED WINDOW,

Effective U=0.29, tinted grey glass
14.1 MOTORIZED OPERABLE WINDOW

FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

20 ALUMINUM PANEL - PRISMATIC
SPRITZ

22 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

24 DARK GREY MULLIONS / WINDOW
FRAME

31 T & G WOOD CLADDING,
HEMLOCK, VERTICAL GRAIN,
NATURAL STAINED

A Issued For 50%
B Issued For DP
C Issued For DP P
D Issued For DP P
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EXTERIOR MATERIAL LEGEND

01 TERRACOTTA RAINSCREEN
SYSTEM - Colour TH08 IN
406x1524mm, 406x808mm (70-80%
Linear/Groove finish + 30-20%
Natural finish)

02 ALUMINUM COMPOSITE PANEL -
BONE WHITE IN 750mm, 1000mm,
1200mm WIDTHS. 100mm DEPTH

04 ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

05 ALUMINUM COMPOSITE PANEL -
RUSSET MICA IN 750mm, 950mm,
1275mm, 1400mm, 1500mm
WIDTHS. 25mm DEPTH

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

10 SPANDREL PANEL - WHITE
10.2 SPANDREL PANEL - SHADOW BOX
11 DOUBLE GLAZED WINDOW,

Effective U=0.29, tinted grey glass
14.1 MOTORIZED OPERABLE WINDOW

FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

20 ALUMINUM PANEL - PRISMATIC
SPRITZ

22 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

24 DARK GREY MULLIONS / WINDOW
FRAME

31 T & G WOOD CLADDING,
HEMLOCK, VERTICAL GRAIN,
NATURAL STAINED

A Issued For 50% DD
B Issued For DP
C Issued For DP PTR Review
D Issued For DP PTR
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02 ALUMINUM COMPOSITE PANEL -
BONE WHITE IN 750mm, 1000mm,
1200mm WIDTHS. 100mm DEPTH

05 ALUMINUM COMPOSITE PANEL -
RUSSET MICA IN 750mm, 950mm,
1275mm, 1400mm, 1500mm
WIDTHS. 25mm DEPTH

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

10 SPANDREL PANEL - WHITE
10.2 SPANDREL PANEL - SHADOW BOX
11 DOUBLE GLAZED WINDOW,

Effective U=0.29, tinted grey glass
14 GLAZED-IN DRAINABLE

MECHANICAL LOUVER
14.1 MOTORIZED OPERABLE WINDOW

FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

20 ALUMINUM PANEL - PRISMATIC
SPRITZ

22 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

23 CLEAR ANODIZED MULLIONS
24 DARK GREY MULLIONS / WINDOW

FRAME
31 T & G WOOD CLADDING,
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NATURAL STAINED
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EXTERIOR MATERIAL LEGEND

01 TERRACOTTA RAINSCREEN
SYSTEM - Colour TH08 IN
406x1524mm, 406x808mm (70-80%
Linear/Groove finish + 30-20%
Natural finish)

02 ALUMINUM COMPOSITE PANEL -
BONE WHITE IN 750mm, 1000mm,
1200mm WIDTHS. 100mm DEPTH

05 ALUMINUM COMPOSITE PANEL -
RUSSET MICA IN 750mm, 950mm,
1275mm, 1400mm, 1500mm
WIDTHS. 25mm DEPTH

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

10 SPANDREL PANEL - WHITE
10.2 SPANDREL PANEL - SHADOW BOX
11 DOUBLE GLAZED WINDOW,

Effective U=0.29, tinted grey glass
14 GLAZED-IN DRAINABLE

MECHANICAL LOUVER
14.1 MOTORIZED OPERABLE WINDOW

FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

20 ALUMINUM PANEL - PRISMATIC
SPRITZ

22 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

23 CLEAR ANODIZED MULLIONS
24 DARK GREY MULLIONS / WINDOW
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31 T & G WOOD CLADDING,

HEMLOCK, VERTICAL GRAIN,
NATURAL STAINED

A Issued For 50% DD
B Issued For DP
C Issued For DP PTR Review
D Issued For DP PTR
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EXTERIOR MATERIAL LEGEND

01 TERRACOTTA RAINSCREEN
SYSTEM - Colour TH08 IN
406x1524mm, 406x808mm (70-80%
Linear/Groove finish + 30-20%
Natural finish)

02 ALUMINUM COMPOSITE PANEL -
BONE WHITE IN 750mm, 1000mm,
1200mm WIDTHS. 100mm DEPTH

05 ALUMINUM COMPOSITE PANEL -
RUSSET MICA IN 750mm, 950mm,
1275mm, 1400mm, 1500mm
WIDTHS. 25mm DEPTH

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

10 SPANDREL PANEL - WHITE
10.2 SPANDREL PANEL - SHADOW BOX
11 DOUBLE GLAZED WINDOW,

Effective U=0.29, tinted grey glass
14 GLAZED-IN DRAINABLE

MECHANICAL LOUVER
14.1 MOTORIZED OPERABLE WINDOW

FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

20 ALUMINUM PANEL - PRISMATIC
SPRITZ

22 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

23 CLEAR ANODIZED MULLIONS
24 DARK GREY MULLIONS / WINDOW
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MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

05 ALUMINUM COMPOSITE PANEL -
RUSSET MICA IN 750mm, 950mm,
1275mm, 1400mm, 1500mm
WIDTHS. 25mm DEPTH

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

11 DOUBLE GLAZED WINDOW,
Effective U=0.29, tinted grey glass

14.1 MOTORIZED OPERABLE WINDOW
FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

20 ALUMINUM PANEL - PRISMATIC
SPRITZ

22 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

23 CLEAR ANODIZED MULLIONS
25 PRIVACY SCREEN FILM
31 T & G WOOD CLADDING,

HEMLOCK, VERTICAL GRAIN,
NATURAL STAINED

A Issued For 50% D
B Issued For DP
C Issued For DP PT
D Issued For DP PT
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Douglas College

Author

EXTERIOR MATERIAL LEGEND

01 TERRACOTTA RAINSCREEN
SYSTEM - Colour TH08 IN
406x1524mm, 406x808mm (70-80%
Linear/Groove finish + 30-20%
Natural finish)

02 ALUMINUM COMPOSITE PANEL -
BONE WHITE IN 750mm, 1000mm,
1200mm WIDTHS. 100mm DEPTH

04 ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

05 ALUMINUM COMPOSITE PANEL -
RUSSET MICA IN 750mm, 950mm,
1275mm, 1400mm, 1500mm
WIDTHS. 25mm DEPTH

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

11 DOUBLE GLAZED WINDOW,
Effective U=0.29, tinted grey glass

14.1 MOTORIZED OPERABLE WINDOW
FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

20 ALUMINUM PANEL - PRISMATIC
SPRITZ

22 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

23 CLEAR ANODIZED MULLIONS
25 PRIVACY SCREEN FILM
31 T & G WOOD CLADDING,

HEMLOCK, VERTICAL GRAIN,
NATURAL STAINED

A Issued For 50% DD
B Issued For DP
C Issued For DP PTR Review
D Issued For DP PTR

EXTERIOR LIGHTING FIXTURES

XS4 XS6

Detail Elevations
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MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

10 SPANDREL PANEL - WHITE
10.1 SPANDREL PANEL - GREY
10.2 SPANDREL PANEL - SHADOW BOX
11 DOUBLE GLAZED WINDOW,

Effective U=0.29, tinted grey glass
14.1 MOTORIZED OPERABLE WINDOW

FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

22 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

23 CLEAR ANODIZED MULLIONS
24 DARK GREY MULLIONS / WINDOW

FRAME
25 PRIVACY SCREEN FILM

A Issued For 50% D
B Issued For DP
C Issued For DP PT
D Issued For DP PT
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Douglas College

Douglas College

Author

EXTERIOR MATERIAL LEGEND

01 TERRACOTTA RAINSCREEN
SYSTEM - Colour TH08 IN
406x1524mm, 406x808mm (70-80%
Linear/Groove finish + 30-20%
Natural finish)

02 ALUMINUM COMPOSITE PANEL -
BONE WHITE IN 750mm, 1000mm,
1200mm WIDTHS. 100mm DEPTH

04 ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

10 SPANDREL PANEL - WHITE
10.1 SPANDREL PANEL - GREY
10.2 SPANDREL PANEL - SHADOW BOX
11 DOUBLE GLAZED WINDOW,

Effective U=0.29, tinted grey glass
14.1 MOTORIZED OPERABLE WINDOW

FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

22 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

23 CLEAR ANODIZED MULLIONS
24 DARK GREY MULLIONS / WINDOW

FRAME
25 PRIVACY SCREEN FILM

A Issued For 50% DD
B Issued For DP
C Issued For DP PTR Review
D Issued For DP PTR

EXTERIOR LIGHTING FIXTURES
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Detail Elevations
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144320116

Douglas 

Douglas 

MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

11 DOUBLE GLAZED WINDOW,
Effective U=0.29, tinted grey glass

14 GLAZED-IN DRAINABLE
MECHANICAL LOUVER

14.1 MOTORIZED OPERABLE WINDOW
FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

22 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

25 PRIVACY SCREEN FILM
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Douglas College

Douglas College

Author

EXTERIOR MATERIAL LEGEND

01 TERRACOTTA RAINSCREEN
SYSTEM - Colour TH08 IN
406x1524mm, 406x808mm (70-80%
Linear/Groove finish + 30-20%
Natural finish)

02 ALUMINUM COMPOSITE PANEL -
BONE WHITE IN 750mm, 1000mm,
1200mm WIDTHS. 100mm DEPTH

04 ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

11 DOUBLE GLAZED WINDOW,
Effective U=0.29, tinted grey glass

14 GLAZED-IN DRAINABLE
MECHANICAL LOUVER

14.1 MOTORIZED OPERABLE WINDOW
FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

22 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

25 PRIVACY SCREEN FILM

A Issued For 50% DD
B Issued For DP
C Issued For DP PTR Review
D Issued For DP PTR

EXTERIOR LIGHTING FIXTURES

XS6,8 XW8

Detail Elevations
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Stantec Architecture Ltd.
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Vancouver, BC  V6B 6A3
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808 Royal Avenue, New
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Linear/Groove finish + 30-20% Natural
finish)

04 ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

11 DOUBLE GLAZED WINDOW,
Effective U=0.29, tinted grey glass

14.1 MOTORIZED OPERABLE WINDOW
FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

16 PREFORMED PREFINISHED METAL
REVEAL CHANNEL - GRAPHITE
MICA

20 ALUMINUM PANEL - PRISMATIC
SPRITZ

22 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

23 CLEAR ANODIZED MULLIONS
24 DARK GREY MULLIONS / WINDOW

FRAME
31 T & G WOOD CLADDING,

HEMLOCK, VERTICAL GRAIN,
NATURAL STAINED
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Stantec Architecture Ltd.
1100-111 Dunsmuir Street
Vancouver, BC  V6B 6A3
Tel: (604) 696-8000 • www.stantec.com

808 Royal Avenue, New Westm
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EIGHTH

1 : 100A3.012
2

ENLARGED ELEVATION - ENTRANCE @
AGNES - SOUTH

1 : 100A3.012
3

ENLARGED ELEVATION - ENTRANCE @
AGNES - EAST

EXTERIOR MATERIAL LEGEND

01 TERRACOTTA RAINSCREEN
SYSTEM - Colour TH08 IN
406x1524mm, 406x808mm (70-80%
Linear/Groove finish + 30-20% Natural
finish)

04 ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

11 DOUBLE GLAZED WINDOW,
Effective U=0.29, tinted grey glass

14.1 MOTORIZED OPERABLE WINDOW
FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

16 PREFORMED PREFINISHED METAL
REVEAL CHANNEL - GRAPHITE
MICA

20 ALUMINUM PANEL - PRISMATIC
SPRITZ

22 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

23 CLEAR ANODIZED MULLIONS
24 DARK GREY MULLIONS / WINDOW
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31 T & G WOOD CLADDING,

HEMLOCK, VERTICAL GRAIN,
NATURAL STAINED
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Douglas College

Douglas College

Author

A Issued For DP PTR

EXTERIOR MATERIAL LEGEND

01 TERRACOTTA RAINSCREEN
SYSTEM - Colour TH08 IN
406x1524mm, 406x808mm (70-80%
Linear/Groove finish + 30-20% Natural
finish)

04 ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

11 DOUBLE GLAZED WINDOW,
Effective U=0.29, tinted grey glass

14.1 MOTORIZED OPERABLE WINDOW
FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

16 PREFORMED PREFINISHED METAL
REVEAL CHANNEL - GRAPHITE
MICA

20 ALUMINUM PANEL - PRISMATIC
SPRITZ

22 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

23 CLEAR ANODIZED MULLIONS
24 DARK GREY MULLIONS / WINDOW

FRAME
31 T & G WOOD CLADDING,

HEMLOCK, VERTICAL GRAIN,
NATURAL STAINED

A3.012
4 AXO_L1 ENTRANCE @ AGNES
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01 TERRACOTTA RAINSCREEN
SYSTEM - Colour TH08 IN
406x1524mm, 406x808mm (70-80%
Linear/Groove finish + 30-20%
Natural finish)

02 ALUMINUM COMPOSITE PANEL -
BONE WHITE IN 750mm, 1000mm,
1200mm WIDTHS. 100mm DEPTH

04 ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH
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RUSSET MICA IN 750mm, 950mm,
1275mm, 1400mm, 1500mm
WIDTHS. 25mm DEPTH

06 ALUMINUM PANEL - RUSSET MICA
IN 900mm WIDTH.

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

10.1 SPANDREL PANEL - GREY
11 DOUBLE GLAZED WINDOW,

Effective U=0.29, tinted grey glass
12 TRIPLE GLAZED, FIBERGLASS

FRAME WINDOW Effective U=0.15,
tinted grey glass

13 GLAZED WIND SCREEN ON STEEL
FRAMING

14 GLAZED-IN DRAINABLE
MECHANICAL LOUVER

14.1 MOTORIZED OPERABLE WINDOW
FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

19 CORRUGATED METAL PANEL -
ULTRA DARK
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EXTERIOR ELEVATION

Douglas College

Douglas College

Au

EXTERIOR MATERIAL LEGEND

01 TERRACOTTA RAINSCREEN
SYSTEM - Colour TH08 IN
406x1524mm, 406x808mm (70-80%
Linear/Groove finish + 30-20%
Natural finish)

02 ALUMINUM COMPOSITE PANEL -
BONE WHITE IN 750mm, 1000mm,
1200mm WIDTHS. 100mm DEPTH

04 ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

05 ALUMINUM COMPOSITE PANEL -
RUSSET MICA IN 750mm, 950mm,
1275mm, 1400mm, 1500mm
WIDTHS. 25mm DEPTH

06 ALUMINUM PANEL - RUSSET MICA
IN 900mm WIDTH.

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

11 DOUBLE GLAZED WINDOW,
Effective U=0.29, tinted grey glass

12 TRIPLE GLAZED, FIBERGLASS
FRAME WINDOW Effective U=0.15,
tinted grey glass

13 GLAZED WIND SCREEN ON STEEL
FRAMING

14.1 MOTORIZED OPERABLE WINDOW
FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

15 SCREENING FOR MECHANICAL
EQUIPMENT,CORRUGATED
PERFORATED METAL PANEL -
ULTRA DARK

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

19
20 ALUMINUM PANEL - PRISMATIC

SPRITZ
22 DOUBLE GLAZED WINDOW,

Effective U=0.29, clear glass
23 CLEAR ANODIZED MULLIONS
25 PRIVACY SCREEN FILM
31 T & G WOOD CLADDING,

HEMLOCK, VERTICAL GRAIN,
NATURAL STAINED

A Issued For 50% DD
B Issued For DP
C Issued For DP PTR Review
D Issued For DP PTR
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EXTERIOR ELEVATION - W

Douglas College

Douglas College

Author

EXTERIOR MATERIAL LEGEND

01 TERRACOTTA RAINSCREEN
SYSTEM - Colour TH08 IN
406x1524mm, 406x808mm (70-80%
Linear/Groove finish + 30-20%
Natural finish)

02 ALUMINUM COMPOSITE PANEL -
BONE WHITE IN 750mm, 1000mm,
1200mm WIDTHS. 100mm DEPTH

04 ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

06 ALUMINUM PANEL - RUSSET MICA
IN 900mm WIDTH.

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

10 SPANDREL PANEL - WHITE
10.1 SPANDREL PANEL - GREY
10.2 SPANDREL PANEL - SHADOW BOX
11 DOUBLE GLAZED WINDOW,

Effective U=0.29, tinted grey glass
12 TRIPLE GLAZED, FIBERGLASS

FRAME WINDOW Effective U=0.15,
tinted grey glass

13 GLAZED WIND SCREEN ON STEEL
FRAMING

14 GLAZED-IN DRAINABLE
MECHANICAL LOUVER

14.1 MOTORIZED OPERABLE WINDOW
FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

15 SCREENING FOR MECHANICAL
EQUIPMENT,CORRUGATED
PERFORATED METAL PANEL -
ULTRA DARK

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

19 CORRUGATED METAL PANEL -
ULTRA DARK

22 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

23 CLEAR ANODIZED MULLIONS
25 PRIVACY SCREEN FILM
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Douglas College

Douglas College

Author

EXTERIOR MATERIAL LEGEND

01 TERRACOTTA RAINSCREEN
SYSTEM - Colour TH08 IN
406x1524mm, 406x808mm (70-80%
Linear/Groove finish + 30-20%
Natural finish)

02 ALUMINUM COMPOSITE PANEL -
BONE WHITE IN 750mm, 1000mm,
1200mm WIDTHS. 100mm DEPTH

04 ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

06 ALUMINUM PANEL - RUSSET MICA
IN 900mm WIDTH.

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

09 CURTAINWALL, Effective U=0.29,
clear glass

10 SPANDREL PANEL - WHITE
10.1 SPANDREL PANEL - GREY
10.2 SPANDREL PANEL - SHADOW BOX
11 DOUBLE GLAZED WINDOW,

Effective U=0.29, tinted grey glass
12 TRIPLE GLAZED, FIBERGLASS

FRAME WINDOW Effective U=0.15,
tinted grey glass

13 GLAZED WIND SCREEN ON STEEL
FRAMING

14 GLAZED-IN DRAINABLE
MECHANICAL LOUVER

14.1 MOTORIZED OPERABLE WINDOW
FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)

15 SCREENING FOR MECHANICAL
EQUIPMENT,CORRUGATED
PERFORATED METAL PANEL -
ULTRA DARK

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

19 CORRUGATED METAL PANEL -
ULTRA DARK

22 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

23 CLEAR ANODIZED MULLIONS
25 PRIVACY SCREEN FILM

A Issued For 50% DD
B Issued For DP
C Issued For DP PTR Review
D Issued For DP PTR
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1 : 200A3.005
1 EXTERIOR ELEVATION - SOUTH (HOUSING)

1 : 200A3.005
2 EXTERIOR ELEVATION - NORTH ACADEMIC

EXTERIOR MATERIAL LEGEND

02 ALUMINUM COMPOSITE PANEL -
BONE WHITE IN 750mm, 1000mm,
1200mm WIDTHS. 100mm DEPTH

04 ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA II IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.
25mm DEPTH

09 CURTAINWALL, Effective U=0.29,
clear glass

10 SPANDREL PANEL - WHITE
11 DOUBLE GLAZED WINDOW,

Effective U=0.29, tinted grey glass
12 TRIPLE GLAZED, FIBERGLASS

FRAME WINDOW Effective U=0.15,
tinted grey glass

13 GLAZED WIND SCREEN ON STEEL
FRAMING

15 SCREENING FOR MECHANICAL
EQUIPMENT,CORRUGATED
PERFORATED METAL PANEL -
ULTRA DARK

16 PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

17 150MM METAL REVEAL CHANNEL -
GRAPHITE MICA

19 CORRUGATED METAL PANEL -
ULTRA DARK

23 CLEAR ANODIZED MULLIONS

A Issued For 50% DD
B Issued For DP
C Issued For DP PTR Review
D Issued For DP PTR
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