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1970-2020
Celebrating 50 years

DOUGLASCOLL

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

fo 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 maijor institutions, Douglas
College and the Courthouse. The vision for this precinct is

to create a walkable, livable environment that balances
fower 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
furn 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 fo 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 fransit (New Westminster stafion) is
located 1 block south of the site and major bus routes run
along Eighth Street. There are condominium developments
fo 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 Areq, 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 infended to create a landmark on the corner of Royal
Avenue and Eighth Street to highlight Douglas College’s role
in the revitalization of Downtfown New West, and to support
the Tower Precinct’s intent to further densify the area.

Due fo the site’s accessibility, the project seeks to promote
sustainable modes of fransportation. Shared campus
parking is provided in the existing campus o 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
fransportation. 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),
parfially on top of the Academic Building is located facing
Royal Avenue and Eighth Street. Towers are pushed away
from the existing condominium fowers and interface with
the street at enfrances. Public ground floor uses facilitate
social intferaction with outdoor spaces along Eighth Street
fo extend the public realm and provide an aftractive,
walkable streetscape. The overall building form provides
sensitive densification that fits intfo the neighbourhood
context and City design policies.



Site General Project Statistics

Site Area: 3,641 sm

o Current: Proposed:
Zoning: C-4 CD (site-specific)
T Max FSR: 5.2 (18,933 sm) 9.6 (35,057 sm)
e ® O\ Sy Academic (A) 6.1 (22,422 5m)
AL i ) Student Housing (H - 360 beds) 3.5 (12,615 sm)
-7 T Max Height: 40'-0" (12.2m) 246'-7" (75.28 m)
7 PR - Setbacks:
s {; - e - Royal: 10m 10m
A7 ELEV=36.68 : - ~ .
N i “ - - B 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

S i Student Housing Units:
ELEv-2688 W —
et

126 Single Room
11 Single Room Accessible
89 Double Room

Double Room Accessible

Quad Room

3 Quad Room Accessible

~ ja ‘// /
W ELEV=2308
TRt o

.

244 Total Rooms

Parking:

54 Parking Spaces

2 Loading Spaces

105 Long Term Bicycle Spaces
18 Short Term Bicycle Spaces

808 Royal - Douglas College



Detailed Project Statistics

Site Information

Address:

808 Royal Avenue, New Westminster, BC,

V3M 1K1

Legal Description:

Lot5,DL6

38, Group 1, New Westminster

District Plan, EPP 82101, PID. 030-509-823

Unit Mix

Single Room Double Room Quad Room
Floor Level Single Room Accesible | Double Room | Accessible Quad Room Accessible |Total per Level
Level 8 0 1 0 0 0 0 1
Level 9 0 0 0 0 2 1 3
Level 10 0 0 0 0 2 1 3
Level 11 0 0 0 0 2 1 3
Level 12 14 2 9 1 0 0 26
Each Floor 14 1 10 1 0 0 26
Level 13 -
Level 20 14x 8 1x8 10x 8 1x8 0x8 0x8 26 x8
Sum of 8... 112 8 80 8 0 0 208
Total 126 11 89 9 6 3 244
Net Floor Area Breakdown (with FSR Exclusion) | |Area Breakdown (Sq.M.)
Floor Level Sq. Ft. Sq. M. Academic Student Housing Gross Floor Area
Level P3 2,134.83 198.33 110.05 88.29 1,604.03
Level P2 841.14 78.14 0.00 78.14 1,918.37
Level P1 871.00 80.92 7.14 73.78 1,669.45
Level 1 12,926.32 1,200.89 1,200.89 0.00 1,225.22
Level 2 13,637.71 1,266.99 1,266.99 0.00 1,347.23
Level 3 31,239.26 2,902.22 2,692.01 210.22 3,002.65
Level 4 27,915.24 2,593.41 2,591.94 1.47 2,708.47
Level 5 30,583.81 2,841.33 2,841.33 0.00 2,940.20
Level 6 30,890.04 2,869.78 2,869.78 0.00 2,967.42
Level 7 30,887.13 2,869.51 2,869.51 0.00 2,967.42
Level 8 27,742.62 2,577.37 2,076.92 500.46 2,666.17
Level 9 27,138.89 2,521.29 2,041.23 480.05 2,644.62
Level 10 21,839.82 2,028.99 1,528.75 500.24 2,640.62
Level 11 7,515.10 698.18 197.79 500.38 757.67
Level 12 13,542.24 1,258.12 127.88 1,130.24 1,368.86
Level 13 12,185.89 1,132.11 0.00 1,132.11 1,240.99
Level 14 12,170.96 1,130.72 0.00 1,130.72 1,240.99
Level 15 12,193.96 1,132.86 0.00 1,132.86 1,240.99
Level 16 12,177.18 1,131.30 0.00 1,131.30 1,240.99
Level 17 12,177.18 1,131.30 0.00 1,131.30 1,240.99
Level 18 12,177.18 1,131.30 0.00 1,131.30 1,240.99
Level 19 12,177.18 1,131.30 0.00 1,131.30 1,240.99
Level 20 12,174.95 1,131.09 0.00 1,131.09 1,240.99
Residential Roof Level 0.00 0.00 0.00 0.00 82.60
Upper Residential Roof Level 0.00 0.00 0.00 0.00 0.00
Total Net Floor Area 377,139.63 35,037.42 22,422.19 42,438.90
Total Percentage with Gross Floor Area 83% 53% 30%

808 Royal - Douglas College

Current Proposed
Zoning: C-4 C-4
Landuses: Downtown Mixed Use Districts
Academic / Student Housing
Current Allowable Proposed
FSR: 5.2 9.6
Site Coverage: No Limit ~85%
Ft. M. Ft. M.
Height: 40.00 12.2 246.96 75.28
Required Proposed
Setbacks: Ft. M. Ft. M.
Eighth Street 0.00 0.00 0.00 0.00
Agnes Street 0.00 0.00 0.00 0.00
Blackie Street 0.00 0.00 0.00 0.00
Royal Avenue 10.00 3.05 10.00 3.05
Podium Setback on Eight, 14.76 4.50 0.00 0.00
Agnes and Royal
Site Area & FAR
FSR
Sq. Ft. Sqg. M.
Site/Lot Area 39193.23 3641.17
Proposed Ground Floor Area 33,123.61 3,077.28
Net Floor Area With Exclusion 377,139.63 35,037.42
Allowable Proposed
Density: 5.20 9.6
Lot Coverage:
Building & Structures on
Ground Level 84.5%




| Parking, Loading and Bicycle Data:

| Vehicular Parking Stalls

Required Proposed
Academic Parking N
e 0.5 stall per staff with 75 staffs* 38 -
. Existing Demand (431 students) x Anticpated Demand Growth (16%)**| 69 | 35 |
Total 107 36
Student Housing Parking (1 stall per 20 residents with 360 residents) 18 18
Total Parking Required 125 54

project, staff parking may be accommodated in the reserved staff parking spaces at 700 Royal Avenue (up to 81 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

Carnarvon Street (up to 175 parking stalls)

** Student parking may also be accommodated in the excess available parking stalls at existing parking facilities such as 700 Royal Ave and 720

Parking break down (based on proposed 53 stalls to be provided) Allowable Proposed
Disability Parking Spaces (3 per 51-75 required parking spaces) 7 7
S Dpisabilityvan| | 2 |
e Disability V| | 2 |
e Disability Regular| | 3 |
Regular Car Spaces s | 35 |
O Regular| | 28 |
o Regulariv| | 7|
|Compact Car Spaces (Max.30%) 1. ] 9]
o Compact| | 7 |
e CompacttV| | 2 |
[EVRegular (min. 10%) 1 e | 1
Total 54 51
Car and Van Pool Parking Spaces (based on proposed 53 stalls to be provided) Allowable Proposed
(5% of required parking spaces if more than 30 off-street parking spaces) 3 3
Loading Spaces |
Required Proposed
Academic Class B (1 space for first 2,800 Sq. M. and 1 addition per 4,650 Sq. M. over) 3 1
Student Housing Class B 1 1
Total Loading Spaces 4 2
Note: relaxation for loading spaces requested, refer to TDM report.

808 Royal - Douglas College

Detailed Project Statistics

| Bicycle Spaces

Required Proposed
Long Term
e Academic (1 space per 25 staff with 375 staffs)| 15 | 15 |
. Housing (1 spaces per 4 residents with 360 residents)] 90 | 90 |
Total Long Term Bike Spaces 105 105
Bike spaces break down Allowable Proposed
Oversized (Min. 5%) 6 6
- lockers(Min.20%)| 21 | 21|
o Horizontal (Min.50%)| 52 | a7 |
s Vertical (Max.25%)] 32 | 31|
Total 105 105
Required Proposed
Short Term
Tt Academic (1 space per 700 9. M. GFA@ 65005a.M)| 10 | 10|
. Housing (1 spaces per 4 residents with 360 residents) 90 8
Total Short Term Bike Spaces 100 18
Note: Required Bicycle Spaces based on UBC Campus Plan Design Guideline as per City's suggestion.
End of Trip Amenities:
(Based on 15 Staffs Long Term Bike Stalls)
Per Gender required as per UBC Campus Plan Design Guideline
Clothing Lockers (50% of Long Term Bike Stalls Provided) 8 8
. WaterClosets (4-29 Staffs Long Term Bike Stalls)] 1 | 1 |
[ Wash Basins (4-29 Staffs Long Term Bike Stalls)| 1 | 1 |
- showers (429 Staffs Long Term Bike Stalls)] 1 | 1 |
e Grooming Station (4-29 Staffs Long Term BikeStalls)) 0 | 0o |

| Parking Stats
Car Pool / Van
Accessible Van| Accessible | Accessible EV Regular Regular EV Compact Compact EV Pool Total per Level
Level P1 - - - - - - - - 0
Level P2 1 - - 8 7 2 2 3 23
Level P3 1 3 2 20 - 5 - - 31
Total 2 3 2 28 7 7 2 3 54
Bicycle Stats
Long Term Long Term
Oversized Bike| Long Term Horizontal | Vertical Bike Short Term
Stall Bike Lockers Bike Stalls Stalls Total per Level Bike Stalls
Level 2 - - - - 0 Level 3 6
Level P1 - - - - 0 Level 2 6
Level 1 - - - - 0 Level 1 6
Level P2 6 21 47 31 105 Total 18
Total 6 21 47 31 105



1 High performance building envelope
2 Afrium 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 unifs
6 Occupied green roof
7 Operable windows at housing units
8 Rooftop mechanical units for housing
o
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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/m?/year

Whole Building Energy Use Intensity: 104 kWh/m?/
year

Whole Building Greenhouse Gas Intensity: 1.14 KWh/
m?/year

Whole Building Water Use Intensity: 0.46 m3*/m?/year
Student Housing Adjusted TEDI: 12 kWh/m?/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 walll ratio

Maximize Daylight Access

. Internal Atrium & Skylight
. Daylight oriented space priority

Fully Electric Boilers & Commercial Kitchen
Equipment

Air Handling Units with:

e 100% O/A

¢ Fan Coil Units

o Enthalpy Wheel Energy Recovery
¢ no R/Arecirculation

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 fo 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 consfruction, but ultimately
the team targeted other climate action targets

fo reduce greenhouse gas emissions and energy
consumption.



LEED v4 for BD+C: New Construction and Major Renovation

50% DESIGN DEVELOPMENT SCORECARD. FOR COSTING ONLY. Project Name:

Y ? N dec
| 1 | 0 | 0 | d |IPc1 Integrative Process

12| 2 | 2 |d/c Location and Transportation

0| O |nfa| d |LTct LEED for Neighborhood Development Location
1 0| 0| d |LTe2 Sensitive Land Protection

0| 0| 2| d |Lted3 High Priority Site

5| 0| 0| d |LTe4 Surrounding Density and Diverse Uses

5|1 0| 0| d |LTes Access to Quality Transit

0| 1 0 | d |LTee  Bicycle Facilities

0| 1 0 | d |LTe7  Reduced Parking Footprint

1| 0| 0| d [LTe8 Green Vehicles

3 | 7 | 0 [d/c Sustainable Sites

Y ¢ |sspt  Construction Activity Pollution Prevention
0| 1 0 | d |ssc1 Site Assessment

0/l 210 d |ssc2 Site Development - Protect or Restore Habitat
1 0| 0| d [sse3 Open Space

0| 3| 0| d |sse4 Rainwater Management

2| 0| 0| d |sse5 Heatlsland Reduction

0 1 0 d |sscs  Light Pollution Reduction

7 | 2 | 2 [dic/Water Efficiency

Y d |WEp1 Outdoor Water Use Reduction

Y d |WEp2 Indoor Water Use Reduction

Y d |WEp3 Building-Level Water Metering

2| 0| 0| d |weet Outdoor Water Use Reduction

4 0 2 d |WEc2 Indoor Water Use Reduction

0| 2| 0| d |wees Cooling Tower Water Use

1 0| O | d |wWEe4 Water Metering
19/ 10| 4 | d/c/Energy and Atmosphere

Y ¢ |EApt  Fundamental Commissioning and Verification
Y d |EAp2  Minimum Energy Performance

Y d |EAp3  Building-Level Energy Metering

Y d |EAp4 Fundamental Refrigerant Management

6| 0|0 ¢ |EAct  Enhanced Commissioning

13| 5| 0 | d |EA2 Optimize Energy Performance

0 1 0 d |EAc3 Advanced Energy Metering

0| 1 1 ¢ |EAc4  Grid Harmonization

0| 0| 3 d |EAc5 Renewable Energy Production

0| 1 0 | d |EAcs Enhanced Refrigerant Management

0| 2|0 ¢ |EAc7  Green Power and Carbon Offsets

808 Royal - Douglas College
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LEED SCORECARD

808 Royal (Douglas College)

Date: 13-Apr-22
5| 1 | 7 |d/c/Materials and Resources
Y MRp1  Storage and Collection of Recyclables
Y MRp2  Construction and Demolition Waste Management Planning
0/ 0 5 ¢ [MRct  Building Life-Cycle Impact Reduction
1 0 1 ¢ [MRc2 Building Product Disclosure and Optimization - Environmental Product Declarations
1 1 0 MRc3  Building Product Disclosure and Optimization - Sourcing of Raw Materials
1 0 1 MRc4  Building Product Disclosure and Optimization - Material Ingredients
20 0 MRc5  Construction and Demolition Waste Management
8 | 8 | 0 | d/c Indoor Environmental Quality
Y d |EQp1  Minimum Indoor Air Quality Performance
Y d |EQp2 Environmental Tobacco Smoke Control
1 1 0 d |EQct Enhanced Indoor Air Quality Strategies
3|0 0 ¢ |EQc2  Low-Emitting Materials
1 0 0 c |EQe3  Construction Indoor Air Quality Management Plan
1 1 0 ¢ |EQc4 Indoor Air Quality Assessment
0| 1 0 d |EQcs  Thermal Comfort
1 1 0 d |EQcs Interior Lighting
0| 3 0 d |EQc7  Daylight
1 0 0 d |EQc8  Quality Views
0| 1 0 d |EQco Acoustic Performance
4| 2 | 0 |d/c|Innovation
0| 1 0 d [INc1.1  Exemplary Performance: Enhanced Indoor Air Quality Strategies
1 0 0 d [INc1.2 Innovation: Purchasing - Lamps
1 0 0 d [INc1.3 Innovation: Green Building Education
1 0 0 d [INc1.4  Pilot: IPpc90 Social equity within the project team
0 1 0 d |INc1.5 TBD
1 0 0 ¢ |INc2 LEED Accredited Professional
4| 0 | 0 |d/c|Regional Priority
1 0 0 ¢ [RPct.1 Optimize Energy Performance
1 0 0 c |RPc1.2 Consideration: WE Indoor Water Use Reduction
1 0 0 d [RPc1.3 EA Enhanced Commissioning
1 0 0 d |RPc1.4 Consideration: WE Outdoor Water Use Reduction

13
Required
Required

5

N NDNN

16
Required
Required

2
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EEIEAARE TOTALS

dic

= Prerequisite
= adopting v4.1

Possible Points:

110

Certified: 40 to 49 points, Silver: 50 to 59 points, Gold: 60 to 79 points, Platinum: 80 to 110
= design or construction phase submittal

= considering adopting v4.1

= Prerequisite/Credit Awarded after Design Final Review



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 fooft. 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.

£ ROYALCITY
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major vehicular thoroughfare

enhanced pedestrian streets/greenway
internal pedestrian streets

side street / services oriented

tower access

retail

TORONTO PLACE
PARK

TORONTO PLACE
PARK

academic entry

4 ground oriented units
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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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KEY PLAN

VIEW OF EIGHT STREET -
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View Analysis

Pedestrian experience
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Shadow Studies
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Shadow Studies
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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
freated 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 liffed
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
fo 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 fo
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 Cerfification 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 fogether

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
fransformer locations that are along the opposite side of the street.
Multiple entries engage students from multiple directions and have
been organized based on the concepfts of established and expected
access routes.

The major pedestrian network traveling along Eighth Street, primarily
fo and from the New Westminster Skytrain stafion 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 fo 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 enfrances along Royall
Avenue to the West. Landscaping along Blackie Street is infroduced 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
creatfe a sensitive addition fo 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 fransparent 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 enfrances, 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 fraveling down towards
the Waterfront.

A detailed analysis of design concepts and how the project safisfies
the design requirements of the Development Permit Area and other
City design policies are provided in the following pages.
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Formal spaces are freated with a bold
aesthetic, punched windows and
solid desaturated materials, framing
light and views into the smaller active
spaces within.

key hole opening, creating relief on eighth
street at the second entrance and activity
space, showcasing the outdoor green space

bridge and atrium recessed
from the towers and reaches the
ground separating the masses

\ 4 |
c/v% P
\9)/? 3

enfry plaza on
eighth & agnes

over the plaza

808 Royal - Douglas College

office tower protfrudes

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

outdoor space on lower
roof, creating amenity at
activity floor for housing

pockets of

activity at grade Ly
fo engage with
the public realm

bridge protrudes from
the towers separating
the masses

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.

outdoor space on roof
of academic tower,
southfacing and
overlooking the river

~ podium top level is
different on each

— «— tower, following the

slope of the site

L vehicle access from
blackie street

connecting

Designh 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 fronfts.

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

housing

-1/ housing commons

office commons

enfry

atium

office
spaces

entry student commons at grade

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.



Tower touch-down at atrium and bridges

/@\

808 Royal - Douglas College

Rich podium that follows the site slope

Level _4.

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.

Filled corners - except for Corner Plaza P4
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Site Context

Primary Pedestrian Circulation and Sustainable
Modes Of Transportation

~ ~ ~ ROYALAVENUE

The proximity of the New Westminster Skytrain station to
=y : T — ] _ . the existing Douglas College has made this section of
‘:‘ ' ' | . 3 | Eighth Street a high traffic area for students traveling to
7] ) [l ) N ' and from campus.

e

The primary entrance for the project is located at the
- Ik - : : : corner of Agnes Street and Eighth Street which aligns

L 10 b | (5 7 - ' well with the crossing to the main entrance of the existing
808 ROYAL eiieey - DOUGLAS Jl g .l (* . campus and hub and at the Eighth Street connection to

COLLEGE = ~A. the Skytrain station.

The access point on eighth street captures students

p L - | _ , E 1. (SR L traveling from Royal Avenue and provides a secondary
ATTE _'-_; ‘ i - = | g R 1 option for those reaching the heart of the building at the
- 1R L Wie v S - N ;,_i& third level. Due to the slope, there needs to be careful
o e N e e e S = s i S D E B > consideration on travel along Eighth Street, looking at
AGNES STREET ! Joml II i - access, rest, and mobility.
; : o U T e . o S i) S Site accessibility provides plenty of opportunity for
. ' IR ; ' sustainable modes of transportation. Pedestrian
[P B L% experience is further improved by the access to bus stops

- sl across Royal Avenue. Drop off locations are located on
— | fora: § - ' 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 enfry 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.

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 fransparent glazing into the lecture
and event room, and pre-function/study space o blend
the interior and exterior actfivities.

The large enfry canopy and cenfral features of
landscaping and sculptures in the plaza create focal
points. There is an abundance of seatfing 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 fo the existing
campus.




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.

: - . s S : o e ’ Loading and service access will be located in line with
- —— — : = ot g ) D T : .- . B Moody Street, while the below grade vehicle parking
.. — ROYALAVENUE. - — — — A 488 > = access is located midway between Moody Street and
. === L. -  a- Agnes Street. The locations for vehicle access reflect the
N (T o S oy e s S 8 Al : i T has strategy of the adjacent residential buildings (with their
Eand - ' ' : 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 fo
use Agnes and Eighth to travel around the site.
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Housing & Academic Access on 8th Street

Corner Plaza P4 as per Design Guidelines

~

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.

I Student Housing
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Atfrium
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Entry Sequence

g S Eighth st

_______________ "A \¥_‘_~ Traveling to and through the building is an important

P ! | D Cafeteria 1 e PN driver f.or"rhe experience of its public space. Entering

i 1 & 1 M Y the building at the main entry at Agnes Street, you
main vertical i | '| | Commons ,' Plazai 1 experience a small plaza filed with nature and
circulation i ! + \\ i /. levell seating, and enter under a warm wood canopy. As

| e nmmr=mu|”” - )\ - _i, entry you go through the doors, you are welcomed with

| ’ e = a social stair traveling up through a grand, 10-storey

| i tall atrium filled with the filtered light from above.

i : As you walk up and arrive at the central gathering

i i & space, you see all points of circulation intersect,

I 3] the main stair coming up from Agnes, the feature

; D ; 5 stair fraveling all the way up the academic spaces,

” < the entrance to the housing and the secondary

Enfry sequence level 1-3 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.
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housing
housing commons

office commons

student commons at grade
office
academic space
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Program Diagram

The program is organized by the type of activity

and use. The public academic spaces are atf the
lower levels, facing the very public Eighth and Agnes
Streets. Housing is pushed off the grade above the
Academic, with its enfry 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 atfrium is the
core space where activity is going to happen. It
brings light in through a skylight roof and across

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

e Functional Classrooms & Labs

e Adjacency (offices to teaching spaces,
commons areas at central locations)

*  Wayfinding, accessibility

e Light access for all occupied spaces

MEETING RMS LUNCH,
MEETING
OPEN WORK AREAS RM,
OPEN
WORK
AREAS

footprint based on housing structure above

Sm atrium (approx. 3 corridor widths)
allow light to enter internal spaces
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Program Diagram

length of building to maintain light access, efficiency, adjacencies Functional drivers: Student Housing and

Communities
RA ELEV. STAI STAIR
STAIR
| ——— COMMONS

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

e 1 Staff per floor (RA)

1
- 5
1 ! 1
1 ! 1
1 ! 1
: : DOUBLE BEDS : . i X | ) o "
: H ash ! unctional layouts require specific depths and
1| 1) SHWRS S k 1 widths for light, access, furniture
1 1
: ' : e Efficient layout = double stacked corridor
v ERVICE ! * Commons shared by 35-40 beds (kitchen,
i A ' study, gathering)
' : ' e larger floor plate = better efficiency of service
1 ! 1
B 2 depth based on bed, ! and shared space
i ! B E ] ' _ ' furniture requirements i e laundry, larger activity space can be shared
i ! 3 efficient service shaff location i by multiple communities and floors, so located
1 < 1
! ! Z ! separately.
Vo | width based ! * 4-bed apartments can be isolated from
A onlight access, communities due to shared amenities within
v accessibility, ! units - but still connected for shared laundry
i S comfort ! and larger activity spaces
| STAR —B2 ! 9 Y sp
E ! nocg ! e Housing lobby - convenient location for

(@]

1 1 1

4

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

functional corridor width e Single access point for security, clear sightlines
to elevators, points of entry.

depth of tower based on efficient, functional space requirements

ACTIVATED ROOFTOPS HOUSING ROOF HOUSING COMMONS




Precedent Projects - BC

Ponderosa Commons - UBC (2013 & 20146) Orchard Commons - UBC (2016)

¢ two buildings on adjacent sites (15 & 20 stories) e two buildings on adjacent sites (20 stories)

e classrooms, seminar rooms, art centre, labs, offices e classrooms, offices

e retail space *  multipurpose event/gathering space

e multipurpose event/gathering space e 1035 beds; 971 connected singles (double beds), 8 singles with
* 1150 beds; 363 studios, 113 two-bedrooms, 62 four bedrooms, 11 large/accessible bathrooms, 25 shared rooms, 6 one-bedrooms

studios
e kitchens and living areas within units

e dining hall & open communal areas

EL4-L16 EL3-L16 y

16109A
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waterfall tile at elevator cores
red metal-clad stair

feature colors

wood slat walls

red metal-frames

stone-clad wall
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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
seafing 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 sftill 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 Qaygayt
Nation) and wood carvings.

entry plaza 7. housing entry commons
pre-function space 8. bridge lounge areas
social stair 9. open study areas

study area 10. housing roof space
student lounge and market  11. academic roof space
eighth street entry 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 maijor 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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Site Plan
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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 enfry points.

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

Pathways, stairs, enfrances/exits, parking areas, storage areas,
garbage/recycling areas, and the loading alcove area are well
lit fo 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
atftackers).

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
streefs 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 fo avoid places to
hide.

Outdoor spaces along Eighth Street are provided with seafing at
select public areaos.

Paving patterns are slightly disparate in finish fo promote
gathering/resting points from paths of movement. 39



from designated o o o .
® Drop-Off af Legacy Circulation Analysis Diagrams

lcmpus Accessibility Diagram

A

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

enfrance as possible, and there
Slope on Royal is >12% is a maximum 5% grade from the
property line to the entrance. The
Entrance on Eighth Street is as direct
as possible fo the street.

LEVEL 3 ENTRANCE

el

<5% slope All programmed spaces have

<5% slope 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 enfrance.
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rem et Circulation Analysis Diagrams
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Circulation Analysis Diagrams
Cycling Diagram
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Parking Access
Diagram

Parking - Public & Residential
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Loading - Level P1/1L2

The college supports a four
stream collection facility located
inside the building at P1. This is a
secure location and operationally
EIGHTH STREET encourages reduction and waste
and sustainability for the entire
facility. This floor also supports
procon 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.
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Roosevelt University Vertical
Campus (2012)

L L X ¥ e
et LT

32 stories

16 academic floors
16 housing floors
634 beds, Suite style
units

808 Royal - Douglas College

TYPICAL RESIDENTIAL FLOOR

Daphne Cockwell Health Sciences
Complex, TMU (2019)
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29 stories

8 academic floors

18 housing floors

332 beds, 100 4&2 bed units

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.
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TRLEN

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

6. Color applied to create rhythm 1. Prominent fower
and pattern on the facade at Royal Avenue
1
-1 o
i UG FA 1 ey =
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Exterior Expression

Design Strategy: Towers

* Breaking down the mass into smaller portions

e Creating vertical bands aligning windows on
multiple levels

e Using two contrasting colors to create rhythm

e Composite metal panel

| e TE

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 MATERIAL LEGEND Exterior ExpreSSio n

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

‘ Natural finish) . .
? " BONE WHITE N7 1000, Design Strategy: Tower pattern and cladding

1200mm WIDTHS. 100mm DEPTH
ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA Il IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.

2

25mm DEPTH

‘ ® @ ‘ @ ‘ ® ALUNINUN COPOSITE PANEL- A varied pattern of dark and light panels create texture

RUSSET MICA IN 750mm, 950mm,

VDTS 25mmEPTH that remains visible at a distance. The dark and light
® e gy - e panels have varied depths to create interplay between
" Efecive 2025, it gy s light and shadow that further enhances the building
12 TRIPLE GLAZED, FIBERGLASS

FRAVE WINDOW Effective U=0.15, textures
= - tinted grey glass *
| | | X VOTORIZED OPERABLE WINDOW

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

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

/3 CLADDING CONCEPT PLAN - LEVEL 15 ° VETAL REVEAL CHAMNEL -

GRAPHITE MICA
A3.101 1:100 2 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass

24 DARK GREY MULLIONS / WINDOW
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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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808 Royal - Douglas College
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podium datum steps with steep slope
helping separate the three tower forms

ER=y H5

mb| 159 ;
A TV

g b |
DOUGLAS COLLEGE

outdoor space linked to definition of datum lines definition of vertical modules

interior space (transparent spaces between)
avoiding opaque areas (such as
podium that grounds the towers and follows structural cores)

the slope of the site

framing modules with
accent color metal profile

metal panel infill at
windows

ribbed textured terracotta
cladding

Exterior Expression

Podium

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

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

e Warm grey tones.

* Durable, long lasting material.

* Texture at a finer grain, responding to proximity of
pedestrian scale
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GS Level 5 N
44700

®
®

Level4 _
;5 40200

Level3 o
¢ 35700 =F

L = ||

14.1

@ ©® ®

/1 CLADDING CONCEPT - PODIUM
W 1:100

Terracotta Concept Pattern - Blackie Street View NW

Terracotta Concept Pattern - Blackie Street View SW

808 Royal - Douglas College

NATURAL FINISH

698

1524

LINEAR / GROOVE F

1524

1524

1524

1524

1524

1524

1524

1524

1524

15938

714

/2 TERRACOTTA PANEL PATTERN

W 1:75

EXTERIOR MATERIAL LEGEND

o1

TERRACOTTA RAINSCREEN
SYSTEM - Colour TH08 IN
1406x1524mm, 406x808mm (70-80%
Linear/Groove finish + 30-20%
Natural finish)

ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA Il 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

102

SPANDREL PANEL - SHADOW BOX

"

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)

PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

20

ALUMINUM PANEL - PRISMATIC
SPRITZ

24

DARK GREY MULLIONS / WINDOW
FRAME

Exterior Expression

Podium

A varied pattern of ribbed and smooth Terracotta

is infroduced 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.

Variation of textures
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i
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Stanford University, Redwood City
Campus.



808 Royal - Douglas College

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 terracofta 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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Developments along Columbia St

808 Royal - Douglas College

Neighboring Towers
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View from Royal & Eighth

Exterior Expression

L

Materiality: Relation to Context & Culture

| — |
i
i

- —

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 entfering the professional world.
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Agnes Plaza
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Exterior Expression

y Aluminum
~ Composite Panel

() Mullion
Cofour: Smoie Gray

" Wood cladding

@ Spandrel Glass

Colour: Charcoal
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Perforated Metal
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o
w
=
o]
[
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808 Royal - Douglas College
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Bridge step down to create more

N

Witk

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 Royall

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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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

808 Royal - Douglas College

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.

Exterior Expression

Creating a gateway

117

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

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

e Form is further stepped to emphasize split between towers

56



Alignment of window pattern on
even horizontal blocks

Shifting of pattern to create
directionality and tension

808 Royal - Douglas College

Transition to vertically aligned
windows towards Royal to
emphasize feature corner

Exterior Expression

More playful and expressive design
approach

Giving directionality o the window pattern

e 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 featfure corner.
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808 Royal - Douglas College
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tower further divided in blocks with
window shifting creates movement

l:lllll:u
llnll,u_\

podium grounds the fowers and
follows the slope of the site

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

808 Royal - Douglas College

animated academic roof

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

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

same podium approach on
every street - no back of house

infegration of services in the
design strategy. Loading/parking
enfrances blend into the overall
facade

softening space with landscape

Exterior Expression:

Articulation and activation of Blackie Street
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Addressing privacy

808 Royal - Douglas College

Exterior Expression:

Articulation and activation of Blackie Street

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.

Roof Activation

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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Residential Townhouses

Streetscape

ﬁ
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Streetscape

Future Development

STREETSCAPE ELEVATION - WEST
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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

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

05

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

PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

CURTAINWALL, Effective U=0.29,
dlear glass

SPANDREL PANEL - GREY

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

GLAZED WIND SCREEN ON STEEL
FRAMING

GLAZED-IN DRAINABLE
MECHANICAL LOUVER

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

PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

DOUBLE GLAZED WINDOW,
Effective U=0.29, dlear glass

/1 ENLARGED ELEVATION - NORTH

5690

3175

2395

27120

5900

5900

6025

3800

Detail Elevations

i

@ |

'YO4 WALL MOUNT LINEAR WALL WASH LIGHTING ——|

PROPERTY LNJ

EIGHTH STREET

——ASPHALT PAVING
OVER SUBBASE.

CONCRETE SIDEWALK. REFER
TO CIVIL AND LANDSCAPE

BIKE LANI
REFER TO CIVI

()

808 Royal - Douglas College

1:100

4500

ROPERTY LINE

|

4500

| BLACKIE STREET

4500

CONCRETE CURB

HEIGHT DATUM

_ Level 7 $
53700

_Level 6 e;
49200

_ Level5 $
44700

_ Level4 e;
40200

_ Level 3
35700 $
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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 Il 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

102 SPANDREL PANEL - SHADOW BOX

1" 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

ALUMINUM PANEL - PRISMATIC
SPRITZ

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

AGNES STREET

CONCRETE SIDEWALK. REFER
TO CIVIL AND LANDSCAPE

CONCRETE CURB

ASPHALT PAVING OVER

SUBBASE.

Detail Elevations

2702

1800 |

b

/1 ENLARGED ELEVATION - EAST

A3.007/ 1:100
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RETAINING WALL,
REFER TO LANDSCAPE!

1200 EE. (150088 1362" 95O

XS4 SURFACE
MOUNTED LIGHTING
UNDER CANOP'

4500

. _ Level6 $
49200

| Level 5
44700 $

| Lleveld $
40200

| Level 3 $
35700

HEIGHT DATUM
5200

Level 2 $
31200

Level 1 $
26200



Detail Elevations
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18 17 1.6 15 14 S 1.

7200 6980 4090 11755 5775 1705 5645

| o /2> AXO_L3 LOUNGE & MARKET

===

_ _ _ Level 7 $
| 53700

ROYAL AVENUE

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

102 SPANDREL PANEL - SHADOW BOX
1" 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)

PROPOSED
LOCATION AND
FOR SIGNAGE |

11 1 L 1 1 1 1 [ _ _ _ . _ _ Level 6
. ———————————CONCRETE 49200
750 Mosoll £ 1200 |1500) SIDEWALK. REFER
16 PREFORMED PREFINISHED

I TO CIVIL AND
METAL REVEAL CHANNEL -

LANDSCAPE
S6 CONTINUOUS LINEAR
GRAPHITE MICA XS6 CONTINUOUS LINEAR ® || RECESSED LIGHTING UNDER SOFFI
ALUMINUM PANEL - PRISMATIC RECESSED LIGHTING UNDER SOFFI
SPRITZ : L
evel 4

DOUBLE GLAZED WINDOW, | VAN DOOR FIXTURE ) n 740W$
Effective U=0.29, clear glass
CLEAR ANODIZED MULLIONS
24 DARK GREY MULLIONS / WINDOW
FRAME
31 T & G WOOD CLADDING,
HEMLOCK, VERTICAL GRAIN,
NATURAL STAINED

PROPERTY LINE
4500

[~ CONCRETE CURB

_ _ _ Level 5
44700

I ASPHALT PAVING

| OVER SUBBASE.

DOUGLAS COLLEGE

_ Level3
\ 35700 $

GLAZED GUARDRAIL S8 CONTINUOUS LINE
_WITH FRIT PATTERN RECESSED LIGHTING HEIGHT DATUM
UNDER SOFFI 5300

56 CONTINUOUS LINEAR [N 17 | e | | | ettt et~ — "~~~ — ~ — S Level2
RECESSED LIGHTING 31200
UNDER SOFFI

/1 ENLARGED ELEVATION - EAST B

W 1:100
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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

ALUMINUM COMPOSITE PANEL -
MZG GRAY MICA Il IN 750mm,

25mm DEPTH

950mm, 1400mm, 1500mm WIDTHS.

05

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

PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

CURTAINWALL, Effective U=0.29,
dlear glass

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

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

PREFORMED PREFINISHED
METAL REVEAL CHANNEL -
GRAPHITE MICA

ALUMINUM PANEL - PRISMATIC
SPRITZ

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

BLACKIE STREET

CONCRETE CUR

/1 ENLARGED ELEVATION - SOUTH

PROPERTY LINE

1325 3800

4085 w0 |

A
®

5760 3430 2470 27120 2395 3175 1500 5690

& 06

01

A3.009/ 1:100

808 Royal - Douglas College

FIRE DEPARTMENT CONNECTIOI

Detail Elevations

PROPERTY LINE

@ EIGHTH STREET

X86 CONTINUOUS LINEAR RECESSED
@ LIGHTING UNDER SOFFI

S4 SURFACE MOUNTED LIGHTING UNDER CANOP'

08]

4500

__Level6 $
49200

Level 5

18,

01

4500

500

1500(

44700

__lLevel4 $
40200

__Level3
35700 $

HEIGHT DATUM
5200

__Level2 $
31200

__Levelt $
26200



Detail Elevations

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 Il 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
101 SPANDREL PANEL - GREY
102 SPANDREL PANEL - SHADOW BOX
1 DOUBLE GLAZED WINDOW,
Effective U=0.29, tinted grey glass @ @ @ @
141 MOTORIZED OPERABLE WINDOW
FOR SMOKE EXTRACTION (1% of
wall area - refer to mech. Academic
levels)
16 PREFORMED PREFINISHED | | | | | | I
METAL REVEAL CHANNEL - 5645 1705 5775 ) 5305 ) 5455 995 2325 , 1765 6085 895 7200 75
GRAPHITE MICA
2 DOUBLE GLAZED WINDOW,
Effective U=0.29, clear glass
2 CLEAR ANODIZED MULLIONS
24 DARK GREY MULLIONS / WINDOW A A
[ I N N~
25 PRIVACY SCREEN FILM = = EN AN Level 7
L B 53700
|
02
g
<
LOCATION Al
I PROPOSED LOCATION AND
| SIZE FOR SIGNAGE| =
| _Level 6
49200 $

ROYAL AVENUE

4500

CONCRETE SIDEWALK. REFER
TO CIVIL AND LANDSCAPE

N ZN

L Level 5 $
44700

9?? 6 @ @

CONCRETE CURB

4500

gﬁ;gﬁgE.FAVING OVER . I % %

L

L Level4 $
40200

4500

L Level3
35700 $

5
g
g
HEIGHT DATUM
5200
777777 - Level2 d;
31200
XS6 CONTINUOUS LINEAR
e LRI XS6 CONTINUOUS LINEAR
RECESSED LIGHTING
UNDER SOFFI s
s
XW8 CONTINUOUS LINEAR
WALL MOUNT LIGHTING
Level 1
LOADING ENTRANG — 26000

/1 ENLARGED ELEVATION - WEST A

W 1:100
808 Royal - Douglas College



Detail Elevations

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 Il IN 750mm,
950mm, 1400mm, 1500mm WIDTHS.

25mm DEPTH

08 PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ

1 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|
— @ % T & @
Effective U=0.29, clear glass . :
25 PRIVACY SCREEN FILM
7 7125 1020 , 130 5880 i 2980 i 3520 N 4480 50 2250 8100 i
1 1 1 1 1 1 1
| ‘ ‘ _ _ _ _ o _ _Level6
-‘ ‘ . ‘ . ‘ I I ‘ ‘ - . 1 @ -
w
| 5
i [ z
1500 400 1500, | 1400 | 1500 3000 2800 1200 | 1500 2000 2800 2000 1500 2500 1500 78 750) 3000) 1500 2000 2800 319 & g
f &
S 2
| I I | I I I | I g
® ©)
EIN EZ@N
|

£ _ _Level5 $
44700

04

®0 ©

25

_ _ _ m _ _Level4
40200

AGNES STREET 2
_ _ _ _ o _ _Level3
35700

—— CONCRETE SIDEWALK.

REFER TO CIVIL AND S

LANDSCAPE <
HEIGHT DATUM
5200
= = s - e _ _Level2
31200

CONCRETE CURB
ASPHALT PAVING 2
OVER SUBBASE. 2

LOADING ENTRANCE; XS6 CONTINUOUS LINEAR

RECESSED LIGHTING
UNDER SOFFI 4 _ _Levelt $
26200

PARKING ENTRANCE | “
XW8 CONTINUOUS LINEAR -
WALL MOUNT LIGHTING: XS6 CONTINUOUS LINEAR

RECESSED LIGHTING

UNDER SOFFI

/1 ENLARGED ELEVATION - WEST B
W 1:100
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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)

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

PREFORMED ALUMINUM FRAME -
PRISMATIC SPRITZ
CURTAINWALL, Effective U=0.29,
clear glass

1 DOUBLE GLAZED WINDOW,
Effective U=0.29, tinted grey glass
141 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

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

2 CLEAR ANODIZED MULLIONS

24 DARK GREY MULLIONS / WINDOW
FRAME

31 T & GWOOD CLADDING,
HEMLOCK, VERTICAL GRAIN,
NATURAL STAINED

/2>, AXO_L1ENTRANCE @ AGNES /5, AXO_L3 ENTRANCE @ EIGHTH

IRRRE

_Level4 . _ Level4
40200 $ 40200 $

4500

e - = Rl s . & &

4500

S6 CONTINUOUS LINEAR RECESSED
AGNES STREET

A —Q;. | S Mﬂ}
31200 31200

PROPERTY LINE

LIGHTING UNDER SOFFI By
HEIGHT DA;;JO’\({') HEIGHT DA;gol\g "
- RECESSED LIGHTING UNDER SOFFI
Level 2 ©@ L L e

W1 WALL MOUNT
MAN DOOR FIXTURE|

_Level4 d;
40200

XS4 SURFACE MOUNTED LIGHTING UNDER CANOP!

5000

_Levelt e; 1 _ Level1 _Level3
26200 26200 $ 35700 $

ENLARGED ELEVATION - ENTRANCE @ ENLARGED ELEVATION - ENTRANCE @ ENLARGED ELEVATION - ENTRANCE @

/3, AGNES - EAST /2>, AGNES - SOUTH @ EIGHTH
W 1:100 W 1:100

808 Royal - Douglas College




Mechanical Screens

00000

___T.0.Mech Equipment
102950
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808 Royal - Douglas College

View from Eighth and Agnes

-
-

PR
.
2 g—

7

L

71



View to Agnes and Eighth street
plaza from the main legacy
campus entrance
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Eighth Street Entrance To Academic And Housing
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Northwest View

Northeast View

Southwest View

Southeast View
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Streetview - Eighth Street Streetview - Eighth Street
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Roof Garden - Housing Roof Garden - Academic

808 Royal - Douglas College



808 Royal - Douglas College

Architectural Drawings

77



Level P3 Floor Plan

9 e O 1

I
3050 5645 7480 5305 \ 840 610 4090 6980 7200 3975 { 5765 \’ 4660 7200 6500 4530 2250
1

@

SETBACK

1 47125 | | 1105 4715 | | | |

/A SHART
4 PROPERTY LINE
<:> _ /|’L ' | - I el R SANS A A A I I S P PR —_ _ N1 _ _ Co <:>
. e e s = T s = = T N
. - - o 'STORAGE ROOM | b e
uP - . .
ox ﬁswkm - Y //§ /
g ol - i - STORAGE L o STRUCTURAL -
;I ¢ i = | acapemic | acapemic [| | AcADEMIC | Acapemic O | | FILL | =23
P3EA, MY 5 - o o I é. =
SHAFT L - | E — 5 B i I
- = |- = i VESTBUE i £ |0 — — — — — — — — — — — — — 7
g1 M == N miE| = . g Ay 3 S - - - - ] - ]
m ~ e )4 f; 7 ‘ ‘ ‘ ; . : v S [ — m
=
A4.003 v A 22 EL2099m 5 4 u o S . v A4.003
v N . oHINE o [ 4 4 " 2 |[azmen Gl o © X o &
“ i £ 1. CLEARDRIVEAISLE RN 5.0% DN. 2|z ‘ o ] @
= 2. =2
(M Lo o ] 5| ¢ 35z z o |
40 z2 = |:| 2 23 i —
Al — e =8 T L 3 ml e e - (D) A
& b L ﬁ—‘ | .
A4.005 | = B (]! _EL2099m % | Lo o glel > S A4.005
H ' Cz] (I 2] | [=] e SE 8
m a £ L 5500 &< | |I4o00 o m_
24001 2 £ ¢h STRUCTURAL @J glg $ oL | : g
V 8 5 ER€ | L | 240 TY ome. | B|F ~EL268m =] X < - - - - N R~ B B M (4009
§ 3 | é q = I I vl o (& vestue | 3
5 g i R 3 ‘ ACADEMC ACADEMIC | ACADEMIC i g
Lys g o B — = _ e . _ ‘ NN NNAYANA S 3
o WA 52 w STUDENT | STUDENT STUDENT | STUDENT | STUDENT] acaoemic | caoemic |/ bl 6620 [ = RO I, = =
% ,+ §§ \ HOUSING | HOUSING HOUSING | HOUSING | HOUSING| 1 CLEARDRIVE AISLE I N 2550 . o 8
A | - iie sla [ A4 1\ sene L PEA I b
. e L lel e B e/ e by g
g I 22 i ' N 2z
(o S | Eal | B OO B AL ¥
m ' & e [ \—e} | | sohON. | 465 d 9 . m
A4.002, 82 EL.21.53m = EL.22.65m [ = A4.002,
V | o 53 || 31 TOTAL PARKING STALLS ON P3-— — 2 - — = | — X = — — — — — | — — @ v
“ ’T = 1 ACCESSIBLE VAN, 3 ACCESSIBLE, 0|9 . VESTIBULE 7 STORAGE g | §
g . - 2 ACCESSIBLE EV, 5 COMPACT, - g | B L AL ] X B - - - - . B = %
. bl iz : 20REGULAR ] 2 : K
2 ¢7 &
4« 23 | EL2153m | | | [~ sTAR2 | 3 .
@ I I He= | | 1 I . [ SRR u
2 i
Faam ¢ L IR , 1 : exfinElagien)s ey ey : D\
a0l U7 . 1 K CEDPR ] - _ 2A00TYP. 3400 2400 e | I § 24010
g a) 1 STORAGE E B 4 gle Q e 9,
8 ,_}\' . [*1) stuoent | stupent, STUDENT b 4 STUDENT | STUDENT [)
| - HOUSING HOUSING! HOUSING - ﬁ HOUSING HOUSING ACADEMI ACADEMI
_ oy . 2 — =7V | —— — .
= N T VESTIBULE
0 R il : ’ N o L L - -
' LN S PE PSS PESETES PSS ik~ o .1
| | PREFSURZATION | | PARKADE PROPERTY LINE
SHAFT ‘ oAsHFT | 1520
52890‘ )
T
|
3051 824 18430 L | 545 , 3320 ‘L 7850 L 8170 L 8145 7500 8860 8000 10400
' K 1 1 1 1 ”
.| ‘ ‘ ‘ 86130
2 ‘w 'A3,004 1 2
A4.006, A4.007, A4.007,

808 Royal - Douglas College

PROJECT
NORTH



Level P2 & Level 1 Floor Plan
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Level 12 Floor Plan
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Typical Level 14 to 20 Floor Plan
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Overall Roof Plan
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PAVING MATERIALS LEGEND

KEY DESCRIPTION

HARDSCAPE MATERIALS LEGEND

CIP Concrete Paving
n/a
City of New Westminster standard

Holland Paver

40% Onyx, 60% Cascade Blend

KEY DESCRIPTION
CIP Concrete Wall
@ n/a

Colour Natural, Finish: architecture

LIGHTING LEGEND

DRAWINGS HAVE BEEN DEVELOPED FOR REFERENCE TO FACILITATE COORDINATION
BETWEEN CONTRACTORS.

REFER TO ELECTRICAL ENGINEERING DRAWINGS FOR FIXTURE TYPES AND LAYOUT,
CONTRACTOR TO REPORT ANY DISCREPANCIES TO CONSULTANT FOR COMMENTS.

Radial Paving
Old Dominion Circle
Cascade Blend

CIP Concrete Flush Curb
n/a
Colour Natural, Finish: architecture

CIP Concrete stairs
n/a
Colour: Natural, Finish: architectural

@ POWER RECEPTACLE FOR SEASONAL LIGHTING

Hydrapressed Slabs
TBD
TBD

Tactile Warning Strip
n/a
Schofield LIhochrome CHemstain. CS-1 Black

Aluminum Guardrail
n/a
Colour: Gunmetal grey, Finish: powdercoat

Maintenance Strip
Charcoal Crushed Gravel (CC). Permaloc PermaStrip
Mill Finish edger where applicable

GHOST LIGHT/WALL LIGHT

Wood Composite Decking
Transcend 1" Grooved Edge Board
Havana Gold

Decorative Gravel with metal edger

Mill Finish

Standard metal guardrail with integrated handrail
n/a
Powdercoated, Colour TBD

UNDER-MOUNTED BENCH LED LIGHT STRIP

Decorative Gravel with metal edger

Mill Finish

Nest style posts with Catenary light on cable system
n/a
Powdercoated, Colour TBD

CIP Concrete Seat Steps
n/a
Colour Natural, Finish: architecture

© 6 6 6 6|66

KLIK PODS IN HANDRAIL

CIP Concrete Paving - Exposed Aggregate
n/a
Exposed Aggregate

© 0 0 0 o0 6 o6oeo

SITE FURNISHING MATERIALS LEGEND

KEY DESCRIPTION

Straight bench, surface mount, backed
TBD
TBD

Straight benchtop, backless
Ogden
Thermally Modified Ash Wood, Arm rests in gunmetal grey, Backless

Bike rack
1600 SC Bike Rack
Gloss, Orange

Round Table with Bench and with some backed
Pantagruel picnic

Hellwood (European Ash), Powedercoated steel in Earth colour, Lazy Susan in Black

Wood and Metal Trellis
n/a
Gunmetal grey metal, thermally modified Ash wood slats

Weather station
n/a
n/a

Curved and Straight Bench Cantilevered
Ogden
Thermally Modified Ash Wood, Arm rests in gunmetal grey, Backed

9 © 9 9 o 99

EVENT POWER IN WALL

POWER SUPPLY TO TABLE

POLE TO MOUNT CATENARY LIGHTING

INTEGRATED DOWNLIGHT IN TRELLIS

00O
A
O
©

GRADING LEGEND
EL 0.94m
Proposed Elevation
FFE 0.94m
Finished Floor Elevation
TW 0.94m
Proposed Top of Wall Elevation
BW 0.94m
Proposed Bottom of Wall Elevation
TS 0.94m
Proposed Top of Stair Elevation
BS 0.94m
Proposed Bottom of Stair Elevation
TC 0.94m
Proposed Top of Curb Elevation
BC 0.94m
Proposed Bottom of Curb Elevation
@ Trench Drain
AD
% Area Drain
PD
Planting Drain
NOTE: CONFIRM DRAIN LOCATIONS WITH MECHANICAL,
CIVIL AND ARCH DRAWINGS. REPORT ANY DISCREPANCIES.
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Ground Level Level 12
Trees Trees and Shrubs
D Qty Botanical Name Common Name Scheduled Size Spacing Remarks 1D Qty Botanical Name Common Name Scheduled Size Spacing Remarks
ART 8 I:ﬂib 'Red Rocket’ Red Rocket Red Mapl: 8 L. (3" cal) As She B&B. Uniform branchina, d tree. 7' (2.1 m) std Trees
iy B e 2 ey TmG o Sl o o o O R, e e, =LA CNO 4 Chamaecyparis nootkatensis Nootka Falsecypress 5 cm cal. (2" cal) As Shown B&B. Dense, uniform tree, nursery grown
CsT 15 Cornus kousa "Snow Tower Snow Tower Dogwood 5 cm cal. (2" cal) As Shown B&B. Well branched. dense tree i : 4D
& P A 2 4 . CKN 5 Cornus nuttallii Pacific Dogwood 2.4mht. (8-0"ht]  As Shown B&B. Well branched, dense tree
FPC 9 Fraxinus pennsylvanica ‘Cimmzon' Cimmzon Green Ash 5cm cal. (2" cal.) As Shown B&B, Specimens PCN g S —— Socabis 8 e cal. (3" cal) Ai Chowa 8 W ennictiad d erae brea niors b
P02 4 Picea omorika Serbian Spruce 2.4mht. (8-0"ht)  As Shown B&B, Well branched, dense tree Shrubs a 2
amc 1 Quercus macrocarpa Burr Oak 8 cm cal. (3" cal) As Shown B&B. Uniform branchina, dense tree. 7" (2.1 m) std. PLS 51 Prunus lusitanica Portuguese Laurel 43 not 75 em 130 Well ished. dense hedaing plant
(QBM 4 Quercus x bis um "Cris hmidt Crimson Spire Oak 2.4 mht. (8°-0" ht) As Shown B&8, Well branched, dense tree AR o B ding @
Ground Level Level 12
Shade Planting \ Forest Biome
1D Qty Botanical Name Common Name Scheduled Size Spacing Remarks 1D Qty Botanical Name Common Name Scheduled Size Spacing Remarks
Shrubs
LPL 169 Lonicera pileata Privet Honeysuckle #1 pot 45em (18") 30 cm [127) spread Shrubs
RPD 51 Rhododer\dron 'Pohjola’s Daughter’  Pohjola’s Daughter Rhododendron #3 pot 80cm [32"3 Well eslablished GSH 40 Gaultheria shallon Salal #2 pot 45cm (18°) Well astablished, nursery grown
SYM 122 SymFr?orlcarpus albus Snowberry #3 pot 60 cm (24"| Well eslabl!shed, nursery grown MRP 75 Mahonia nervosa Dwarf Oregon Grape #1 pot 40cm (167) Well established, nursery grown
vov 62 \‘l;acclnn:’mcwalum Evergreen Huckleberry #3 pot 60 cm (247) Well established, nursery grown RSA 7 Ribes sanguineumn Flowering Currant #3 pot 75 em (30°) Well established, nursery grown
Pmun N lover RSP 4 Rubus spectabilis Salmonberry #2 pot 107cm (42") Well established, nursery grown
erenniais VPR 12 v parvifolium Red Huckleberry #3pot 75cm (30°) Wellestablished, nursery grown
AAD 475 Astilbe arendsii ‘Rheinland’ Rheinland Astilbe #1 pot 38 cm(157) Well established 3
HJU 122 Hosta June’ June Hosta #1 pot 60 cm (24") Well established Per_enf"als - . -
O0XA 475 Oxalis oregana Sorrel #1 pot 40 cm [167) Well blished, nursery arown AFR 118 Aquilegia formosa Red Columbine #1 pot 30em (127) Well established, nursery grown
Ferns OXA 108 Oxalis oregana Redwood Sorrel ##1 pot 40cm (167) Well established, nursery grown
PMU 286 Polystichum Western Sword Fern #1 pot 45 cm [187) Well blished, nursery grown Ferns
ADP 82 Adiantum pedatum Maidenhair Fern #1 pot 38cm (157) Well established, nursery grown
BSP 73 Blechnum spicant Deer Fern #1 pot 38cm (157) Well established, nursery grown
PMU 45 Polystichum munitum Western Sword Fern #1 pot 45cm (187) Well established, nursery grown
Ground Level Bulbs
Sun Pla ntlng cMmJ 1329 Convallaria majalis Lily of the Valley 10 cm 95 per Sq. M (9 per Sq. Ft)  Informally placed
FAM 3691 Fritillaria meleagris Snakehead Fritillaria bcm 105 per Sg. M (10 per Sq. Ft.) Informally placed
1D Qty Botanical Name Common Name Scheduled Size Spacing Remarks
Shrubs
CSK 76 Cornus sericea 'Kelseyii' Kelseyii Dogwood #2 pot 60cm (24") Well established, nursery grown
LIv N Lonicerainvolucrata Twinberry Honeysuckle #1 pot 60cm (247) 60cm (24") spread
RSA 65 Ribes sanguineum Flowering Currant i3 pot 75cm (30") Well established, nursery grown Level 1 2
SPN T4 Salix purpurea ‘Nana' Dwarf Purple Osier #2 pot 75cm (307) Well established Gritsland Planting
voT N Vaccinium ovatum ‘Thunderbird' Thunderbird Evergreen Huckleberry ~ #3 pot 60 cm (24") Well established, nursery grown e "
Ground Cover
AUU 1 Arctostaphylos uva-ursi Kinnikinnick #1 pot 38cm (15") 15cm (6") leads. Mimimum 3 lead ID uty Botanical Name Common Name Scheduled Size Spacing Remarks
FVs 351 Fragaria vesca Woodland Strawberry #1 pot 25cm (107) Well established, nursery grown
i 305 Vaccinium vitis-idaea Lingonberry #1 pot 30cm (12°) 10cm (4") height. Well establishec Shrubs
Perennials CPP 17 Cistus x purpureus Rock Rose #2 pot 100 cm (187) Well established
AMF 219 Achillea millefolium Common White Yarrow #1 pot 25cm (10") Well established PMP 15 Pinus mugo 'Pumilio’ Dwarf Mugo Pine #2 pot 110cm (42") Well established
AMG 122 Anaphalis margaritacea Pearly Everlasting #1 pot 30cm (12') Well established, nursery grown Ground Cover
ERL 219 Eriophyllum lanatum Wooly Sunflower i1 pot 25cm (127) Well established, nursery grown AUU 155 Arctostaphylos uva-ursi Kinnikinnick i1 pot 38cm (157) 15cm (67) leads. Mimimum 3 leads
LUP 262 Lupine polyphyllus Bigleaf Lupine #1 pot 25cm (10°) Well established, nursery grown Perennials
ASB 249 Aster subspicatus Mountain Sagewort ##1 pot 25¢cm (10°) Well established
BAT 277 Baptisia australis Wild Indige #1 pot 25cm (10°) Well established, nursery grown
EPR 94 Echinecea purpurea Purple Cone Flower #1 pot 45cm (18") Well established
Ornamental Grasses
AFT 85 Avena fatua Wild Oat Grass #1 pot 45 cm [187] Well established
BOT 60 Bouteloua dactyloides Buffalo Grass i1 pot 45cm [187] Well established
L L8 Aquatic Plants
eve! BGC 11 Bouteloua gracili Blue Grama #1 pot 45 cm [18"] Full dense plant. nurserv arown
Trees Bulbs
ACN 538 Allium cernuum Nodding Onion Bulb
D Qty Botanical Name Common Name Scheduled Size Spacing Remarks
Trees
CKN 13 Cornus nuttallii Pacific Dogwood 3.0 mht. (9-0" ht) As Shown B&B, Well branched, dense tree
Level 8 ?‘ Meadow Mix-(95% Fescue) Meadow Mix-(5%Wildflower mix)
& n Mix toinclude Hard Fescue [28%), Sheeps Fescue Mix toinclude equal percentages of Strawberry
Ravine Planting I (25%), Native Red Fescue [ssp. Molate) (20%), Clover, White Alyssum, English Daisy, Baby Blue
Val Western Fescue [10%), Roemer’s Fescue (10%), Eyes, and Creeping Thyme.
i a 3 Red Top (2%].
D Qty Botanical Name Common Name Scheduled Size Spacing Remarks ec lop
TOTAL AREA: 36 M:
Shrubs
GSH 54 Gaultheria shallon Salal #2 pot 45cm (187) Well established, nursery grown
MRP 82 Mahonia nervesa Dwarf Oregon Grape #1 pot 40 cm (167) Well established, nursery grown
OEM 13 Oemleria cerasiformis Indian Plum #3 pot 90cm (367) Well established, nursery grown
vov 19 Vaccinium ovatum Evergreen Huckleberry ##3 pot 60 cm (247 Well established, nursery grown
Ground Cover
Perennials
TGR 170 Tellima grandiflora Fringe Cup #1 pot 30 em (127) Well established, nursery grown
VHX 102 Vancouveria hexandra Barrenwort i1 pot 30cm (127) Well established, nursery grown
Ferns
MAS 42 Matteuccia struthiopteris Ostrich Fern #1 pot 60 cm (247) Well established
PMU 75 Polystichum Western Sword Fern #1 pot 45 cm (187) Well established, nursery grown
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Response to Signage Information Requirements

A description of the signage and how the signage is
consistent and compatible in size, height, character

and design;

Signage has been considered to complement the
exterior building design in scale, materials, colour,
and placement.

Location of all proposed signage (including heights,
clearance, projections, distance from other signage, etc.);

Signage has been identified and detailed as
required on the pages of this document.

Signage type (fitting within the definitions and requirements
of the sign bylaw i.e. facia, projecting, canopy, etc.);

Each sign is identified by the appropriate by-law
title within its description.

Signage size (including all dimensions and areas, etc.

of sign and the copy area); and Signage colour.

Signage size and colour has been detailed on the
pages of this document.

ID-1.1 :

Fascia Sign Channel ID :

o —

LED internally illuminated.
3,500mm x 3,500mm x 300mm

thick, mounted flush to facade. ‘
Sign face area: 9.52 sq.m. EEE— =
Face illuminated with day-night
film. Black painted metal sides. —
R S
[ ==
56,454 mm ‘
2,22256in || | |
-
B % I
E
| — | N IS
ﬁ ‘

/1 ELEVATION - NORTH

W 1:200

=

ORIGINAL SHEET - ARCH D

CLIENT

Douglas College

PROJECT
808 Royal Avenue

PROJECT NO.
22-1369

DRAWING

DP PTR Review
North Elevation

SCALE
1:200

DATE
April 6, 2023

DRAWN BY CHECKED BY
DH ND

COMMENTS

REVISIONS

1 Issued for DP PTR 06 APR 2023

No.  Description Date

BONDcCreative

BOND Creative Inc

Tel. 403 509 3340
bondcreative.com

This drawing indicates design specifications only.
BOND Creative Inc is not responsible for engineered
shop drawings (if required) or for the construction
and installation of signs, or sign structures.

All measurements must be confirmed on site.

SHEET NO.

© Copyright 2023 BOND Creative Inc
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Response to Signage Information Requirements
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/ Channel Letters

LED internally illuminated.

430mm tall x 100mm thick,
mounted flush to facade.

Sign face area: 2.73 sq.m.

Metal sides painted black.

‘ Fascia Sign Channel ID
LED internally illuminated.

mounted flush to facade.

/
\ I It
~ponE
6,360 mm 4,760 mm ' 19580mm
| 2503/8in /| 187 hsin (=] 377 9i
| Ty ]
6,500 mm
256 1/16 i
m" 6,025 mm
237 1/4in |
,,,,,,,, _

Sign face area 9.52 sgq.m.
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