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1.1  Strategies for the Public Realm

The EFL public realm furthers the vision for a unique mixed use riverfront community where 
streets, parks, plazas and courtyards all contribute to a richly diverse and highly walkable 
experience.   The design approach to the public realm for East Fraserlands is outlined below.

1.2 Establishing the Central Neighbourhood framework

•  The central neighbourhood extends north-south from Marine Way to the Fraser River 
and east-west from Kinross Park to Avalon Park

•  Central neighbourhood distinguished by higher density, more exposure on Marine Way 
and its preeminent public realm 

•  Density used to create a legible, development form that also reinforces aspects of the 
public realm

•  Basic structure – a ‘t’ formed by primary streets – Crescent and High Street
•  Three precincts, each with its own character focused on a unique public space  

network; a fourth precinct, across Marine Way, extending the network north to existing 
neighbourhoods

1.3 General Aims of Public Realm Plan:

Connectivity: permeability and a fine-grained network
• Primary (major streets), secondary (mews and woonerfs) and tertiary (pedestrian SRW) 

routes provide a high degree of permaeability for vehicles and pedestrians alike – blocks 
are generally less than a conventional 100m city block and most offer at-grade access 
through inner block open spaces

• This comprehensive network is intended to provide multiple options for pedestrian trips 
to encourage walking and lend vitality to all parts of the neighbourhood

Legibility: clarity through primary formal and spatial characteristics
• Key public spaces proportioned to express their specific nature, defined by streetwalls 

and/or strong edge treatments and given additional legibility through various architectural 
forms including towers to mark key locations, buildings articulated to draw the eye to a 
specific place and massing to express key buildings (eg: the community centre);  

Diversity: a network of unique places offering a rich experience from urban to 
naturalistic
• Focus on different character of public spaces achieved through scale and massing of built 

form, use of materials, lighting and various other components
• Each public space to have its own distinctive quality drawing from its role and location in 

the public realm network 

Sustainability: showcasing the ground-based systems 
• Rainwater management system given a strong presence in the public realm; rain gardens, 

bioswales and numerous water features celebrate the movement and treatment of 
water as it moves through the development to the river

• Songbird habitat carefully orchestrated to entice a broad range of guilds, subtly expressed 
in the field, shrub and tree plantings within parks and streetscapes alike

• Ecological initiatives focused on the Avalon corridor and foreshore from restoration 
and protection of the natural river’s edge to introduction of new tidal marshes, cobble 
beach and a habitat island – addressing the requirements of the Fraser River Estuary 
Management Program

introduction1.0 

EFL
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EFL

2.1 Design Framework

The Public Realm Plan for East Fraserlands delivers a rich, vibrant and cohesive  net-
work of streets,  parks and open spaces with an emphasis on varied streetscapes and 
strategically placed parks and open spaces.  The plan is comprimised of:

 • a wide variety of streetscapes, including     
  pedestrian oriented mews and woonerfs

 • a distinctive town square and waterfront plaza, 

 • waterfront park plaza with promenade and beach,

 • a more casual riverfront linear park and sanctuary island, 

 • the northern portion of the avalon park corridor

 • neighbourhood parks 

 • a greenway along the CP Rail R-O-W, and

 • riparian areas, tidal sloughs, and intertidal marshes,.

The town square and waterfront plaza are important open spaces connected by 
the high street.  They provide for active edges, pedestrian accessibility, flexibility and 
adaptability of use.

The plans, sketches and other drawings contained in the Public Realm Plan are 
conceptual in nature. All components of the plan will be refined through a more detailed 
design process. The programming and design of parks will be conducted through public 
consultation with the Vancouver Park Board.

Names suggested for streets, parks and other components of the plan are for reference 
only.

public realm concept2.0 
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Overall Public Realm Concept Plan
1:3000
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Historical Aerial Photo
Circa 1940

The White Pines Mill that occupied the East Fraserlands site for much of the last century 
represents a fundamental stage in the history of British Columbia and the Fraser River.  
Although the mill was dismantled in 2004, leaving few vestiges of its existence, there are 
multiple opportunities within the EFL development to recall and celebrate the industrial 
legacy of the site. 

Two of the mill’s most memorable features, seen in the circa 1940 photo at right, are the 
prominent mill building at the river’s edge and the distinctive beehive burners to the east of 
it.  The mill building will be recalled in a contemporary rendition that reestablishes its strong 
riverfront presence to the Waterfront Precinct as well as the restaurants and live/work uses 
planned for this building.  As well, other buildings in the development character might also 
recall aspects of the former industrial structures.  Unique to the forest industry, the iconic 
form of the beehive burner could be dramatically captured in public art initiatives.  

Two artifacts remaining from the mill will also be integrated into the site.  First, the imposing 
crane, evocative of the large scale infrastructure that once dominated the site, will be reinstated 
in a prominent public location as a strong reminder of mill operations and the movement of 
forestry products.  Secondly, movement is also recalled in the heavy steel rollers that have 
been stored for use on the site.  It is proposed that these waist-height dumbbell shapes be 
located in the public realm as a unique bollard.   The decks on piles skirting the mill building 
are also intended to reflect the many pier and bulkhead structures that characterized the 
river’s edge of the mill.

historical references and artifacts2.2 

EFL
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EFL

Overall Concept Plan with Character Precincts
1:4000

Introduction

Three precincts, each with its own distinctive identity, provide a diversity of character 
and scale found in urban areas that have evolved over time.  While the town square 
precinct establishes the signature commercial and social core visible from Marine Way, 
the waterfront precinct anchors the community at the river, and connects to the town 
square along the curving high street. The park precinct forms the gateway both to EFL 
and the City of Vancouver as well as connecting the existing upland communities to 
the development. 

The basic structure of each precinct is described below followed by a brief description 
of key components comprising the precinct’s characteristic public realm.

Town Square Precinct
The town square precinct forms the main frontage of the development along Marine 
Way and provides the main points of arrival at the crescent and high street. These streets 
are also the venue for the main commercial and retail activity in the neighbourhood. 
The proposed town square is the centrepiece of the public realm for this precinct and 
is located at the intersection of high street and the crescent.

The public realm for this precinct comprises:
 Marine Way frontage,
 the crescent
 high street,
 town square
 short lengths of collector roads A and D
 Kent Avenue greenway

Waterfront Precinct
The waterfront precinct extends from the CP Rail ROW to the riverfront. This 
precinct is mostly residential in character with a variety of residential streets organized 
around a retail high street leading down to the river. This precinct includes the variety 
of community facilities and a series of open spaces that strech along the river. The 
community centre, mill buildings, waterfront plaza and public beach are the main 
features of the public realm for this precinct. A neighbourhood park is also located in 
the heart of the residential neighbourhood west of High Street.

High street entry at Marine WayLooking south to high street across CP Rail Row

Park Precinct

Town Square Precinct

Waterfront Precinct

public realm character precincts2.3
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public realm concept 2.0

The public realm for this precinct comprises:
 high street
 vehicular and pedestrian mews and woonerfs
 section of collector roads A and D
 Kent Avenue South
 mill bay road
 mount baker way
 neighbourhood park
 mill buildings and waterfront plaza
 a public beach
 lookout park
 restored river frontage and associated lagoons, bays, island and  
             parks and playing field

Park Precinct
The park precinct is divided into two parts north and south of Marine Way.
The northerly portion of the precinct is a residential neighbourhood complete 
with an adjoining public park, promontory park and is served by a public road 
(road L) connecting to Marine Way. The southern portion of the precinct 
comprises two resdiential parcels and the adjoining avalon park. The most 
significant component of the public realm are the two proposed parks that 
in time will contribute to the avalon park corridor that will extend from the 
wooded slopes north of the development south to the river.

The public realm comprises:
 road L
 promontory park
 Marine Way frontage (north and south)
 the northern portion of avalon park
 a short section of the crescent
 a short section of collector road D 
 a short section of Kent Avenue North parks 
 

High street from waterfront plazaMarine Way looking east
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EFL

A distinctive arrival to a vibrant mixed use core

The ‘heart’ of the EFL community, the town square precinct will be an active 
neighbourhood commercial core with residents and visitors contributing to its 
vitality.  As the front door to EFL, the Marine Way frontage is the public face of 
the community and provides the three key points of arrival at high street and 
both ends of crescent street.  

At either end of the crescent, gateway buildings enhance the arrival experience 
with distinctive flatiron shapes that stand out on Marine Way.  These step down to 
four storey buildings, maintaining a strong streetwall along Marine Way.  Business 
and medical offices as well as live/work uses bring life to the ground floor of this 
frontage.  Office and residential uses enliven the upper levels where setbacks 
and generous decks mitigate the impact of the Marine Way environment.

More civic in nature, the high street entry is proposed to be marked by an 
element such as a clock tower or public art piece associated with the site’s history.  
High street’s four storey frontage is as continuous as possible from Marine Way 
to the CPR crossing, opening dramatically to reveal the town square. To create a 
sense of continuity across the CPR right-of-way, a similar scale and character is 
extended to the southern portion of high street.

Towers midway along the crescent are visual cues drawing visitors along this 
easily accessible street. Parking is provided on both sides of the street with 
generous sidewalks for retail activity.

The central focus of this precinct, the town square, offers a generous south-
facing gathering place and identifiable crossroads.  At the corner of the square a 
prominent stand of trees is proposed to provide a delightful focus. Restaurants 
and cafes at the ground floor provide all-season vibrancy while the three storeys 
above ensure strong definition of the space.  Towers at the north and west 
edges of the square add another layer of containment and visual interest. Anchor 
stores in the surrounding blocks are wrapped by smaller commercial enterprises, 
mitigating their dominance over the finer-scaled streetfronts that characterize 
this development.

The Kent Avenue Corridor flanks the existing CP Rail ROW and becomes an 
expansive green space between this precinct and the waterfront precinct  to the 
south.   Townhouse forms on  the north side of the corridor create an intimately-
scaled frontage for the pedestrian/cycling greenway introduced in this area of the 
town square precinct.

High Street entry at Marine Way

Marine Way looking east West entry to crescent from Marine Way

town square precinct2.3.1
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EFL

A unique shopping street and river experience

From the town square to the waterfront plaza, the curve of south high street 
forms the strong mixed-use spine of this precinct.  This curving frontage draws 
the eye from store to store, culminating in the distinctive form of the mill 
building and a view to the river.  The community centre lends its vibrancy to the 
street with the entry lobby generating all-day activity.  

High street seeks be more intimate in character with smaller, specialty retail 
proposed here; this character is strengthened by three to four residential 
storeys above that bring rich architectural interest through a high degree of 
articulation in  frontage and roof form. 

At breaks in the high street frontage, mews and pedestrian routes link to blocks 
and open spaces east and west of high street inviting the informal strolls and 
chance encounters of a walkable community.  Here, blocks are designed to 
enhance the public realm.  East-west vehicular mews are given an intimate yet 
urban character by the modest setback of the four storey frontages.  The more 
intimate nature of the meandering woonerfs is complemented by buildings 
drawn close to these informal routes. On the neighbourhood park and along 
the pedestrian mews leading to the future school, townhouses provide a 
comfortable scale with a high degree of visual interest.  The neighbourhood 
park is further enhanced by the community centre’s highly transparent public 
space access from its south edge.  

Towers punctuate high street, with the taller 19 storey tower at the north 
end providing a strong visual connection from the town square and the 13 
storey tower at the south end providing a strong termination to the street at 
waterfront plaza.

The mixed-use blocks of high street generally wrap the rear of retail frontages 
with residential units; here and in the residential buildings sharing the blocks, 
a high percentage of ground-oriented units create a character amenable to 
pedestrian activity and enliven the adjacent outdoor space.  Outlying blocks all 
enjoy generous mid-block green spaces, enhancing the livability of these buildings 
and extending the open space network into these semi-public spaces.

Looking south along High Street across CPR Row

waterfront precinct2.3.2
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EFL

This precinct connects the community with the river, making the riverfront an 
inseparable part of the East Fraserlands experience.  The public realm along the 
river transitions from the formal urban treatment of mill bay and the plaza to the 
more informal heritage character of the mill buildings and its decking, to the more 
natural park spaces extending east and west of the mill bay area. 

Buildings defining the north edge of mill bay follow its arc as they step down from 
the westerly tower that anchors the plaza.  Generous roof decks, terraces and 
balconies as well as restaurants and cafes at the ground floor of these buildings will 
offer multiple opportunities for enjoying the river.  

The plaza provides opportunities for a wide range of public activities and 
programmed events.  East of the plaza, a treed promenade enscribes the bay on 
the river with a stone wall with several stair openings giving access to the river 
across a sand and cobble beach.  The promenade curves around a small park at 
the east end of mill bay where a lookout is proposed to project dramatically over 
the water, providing a different perspective of the river.  

At the southwest edge of the bay, the mill buildings and surrounding decking recall 
the historic forms and structures of the mill highly visible from passing boats and 
from the river’s south shore.  Major restaurants are proposed to be located at the 
buildings’ east end, overlooking river and bay. 

At the foreshore park to the west, blocks take on a more casual configuration and 
character, complementing the meandering green space that restores the natural 
attributes of the river’s edge.  Mid-block spaces open to the river, optimizing views 
and providing a connective green foreground to the park. 

27



public realm concept 2.0

Mill bay looking west to the waterfront plaza 

NOTE:  Building form not designed yet

High street from waterfront plaza
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EFL

The Park Precinct encompasses the triangle site on the north side of 
Marine Way, the first phase of the avalon park corridor on the south 
side of Marine Way and two further residential parcels to the west 
of avalon park.  

The Park Precinct plays two important roles in the development.  

Firstly, as the gateway to Vancouver, it provides the first view of East 
Fraserlands on Westbound Marine Way.  The proposed mid rise and 
high rise buildings form an important landmark at the corner of Marine 
Drive and Boundary and announce the entry to EFL and the city. 

Secondly, the precinct provides the first phase of construction for the 
avalon park corridor that in time will extend from the wooded slopes 
north of the site down to the riverfront.  On the north side of Marine 
Drive the proposed promontory park is elevated above the street 
and provides generous distant views south along the park corridor to 
the river.  The park accommodates an important pedestrian linkage to 
adjoining neighbourhoods to the north and provides an attractive and 
gentle route through the park down to Marine Drive. Promontory 
park has the potential to include a linear rainwater element.

This precinct also includes the first portion of the avalon park corridor 
which accommodates a further extension of Avalon water course 
and associated trails leading south towards the river.  A lit, all-weather 
100m x 65m play field will also be provided in this park.

 Adjoining avalon park are two residential parcels that overlook 
the park and are served by Kent Avenue North, to the south and 
collector road D and the crescent to the west. The Marine Drive 
and crescent streetscapes fronting these parcels play an important 
role in defining the character at the entrance to East FraserLands.

 
 As with the other urban precincts the Kent Avenue corridor flanks 

the existing CP Rail ROW and provides an expansive green space at 
the south edge of the precinct.

park precinct2.3.3
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EFL

The Public Realm for East Fraserlands includes 13 distinct streetscapes. 
typologies.  All streets are defined by street tree plantings, rich ground plane 
treatments, lighting, street hardware and furnishings.  An important signature 
component of several of the streets is the inclusion of rain gardens and bio-
swales which are inherent to the rain water management strategy for the 
community.

streetscapes master plan3.0 
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legend

  high Street

 

  crescent
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  kent avenue greenway
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  collector roads

  mill bay road

  mount baker way
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streetscape master plan 3.0

Streetscape Conceptual Masterplan
N.T.S.
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Overview

East Fraserlands will be developed as a compact, vibrant and socially interactive community 
with everyday amenities within walking and cycling distance of the new and neighbouring 
communities. It will be developed around a fine-grained network of pedestrian and cycling 
connections that will permeate out to integrate with the surrounding neighbourhoods.

Transit connections to the future Canada Line, the SkyTrain and neighbouring communities 
are expected at an early stage of the development, while in the future there could potentially 
be a rapid transit line on the Canadian Pacific rail corridor. 

The proposed Phase 1 development at East Fraserlands will feature 5 vehicular connections, 
including existing Kent Avenue North access to both Kerr Street and Boundary Road, plus 
3 new signalized intersections along Marine Way (High Street and at either end of the 
planned Crescent Street).  At final build out, there will be a total of 4 signalized intersection 
connections to Marine Way, 3 road connections to Kerr Street, and 3 road connections to 
Boundary Road. 

Sustainability

East Fraserlands is adopting a comprehensive sustainable design strategy in its approach to 
streets and circulation. One of the key aspects of this strategy will be to focus the design of 
streets on pedestrians and cyclists before consideration is given for vehicular movements. 
In adopting this approach, road and intersection geometry can be kept to the operational 
minimum and in fact, would form part of the traffic calming strategy. Another key aspect 
is having adequate bus penetration within the new community so that everyone is within 
a 5-minute walk of bus stop. Parking is also an important component of the strategy and 
therefore opportunities for reducing it will be investigated in the context of transportation 
demand management measures, shared parking opportunities and by monitoring the 
overall accessibility of the development.  

movement3.1 

EFL
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3.0

Transportation Policy

The City of Vancouver’s City Plan 1995 set out the following transportation polices:

•   “enhance the transportation system to provide a greater emphasis on transit, walking, 
and biking within and between neighbourhood centres and downtown; and make 
better use of the existing street system for moving people and goods.” 

•  Managing land-use in the region to establish a more compact urban form and complete 
communities to minimize travel times.

•  Adjusting transport service levels, including speed, convenience, frequency of service, 
and comfort. This can mean among other things allowing congestion to increase for 
single occupancy vehicles, in part to ensure Transportation Demand Management  
measures are more effective. 

The above policies are aimed at reducing the number and length of private automobile trips, 
and prioritizing the street environment so that it is focused on the movement of people and 
goods rather than vehicles. These policies are consistent with the design approach that has 
been adopted for the EFL masterplan. 

streetscapes master plan

Design Principles

East Fraserlands is planned as a complete community with a wide variety of residential, 
retail, cafés and service uses, together with a community centre, schools and parks. It 
will be structured on design principles that promote walking, cycling, and transit use 
ahead of the private automobile. 

A wide range of shops, restaurants, cafés, health related facilities, services, education, 
community facilities, etc., are planned, and these will all be within a 10-minute walk 
for the new community, as well as from parts of the West Fraserlands and Champlain 
Heights neighbourhoods. These uses will be clustered in and around the neighbourhood 
centre so as to maximize the synergy that they will generate. In particular, it will 
reduce walking distances, minimize auto use, provide better integration with transit 
and maximize the opportunities for communal / shared parking areas. 

Urban form has played a pivotal role in the development of the transportation system 
for the EFL and the key features are summarized below:

• forming a permeable and fine-grained street and walkway network, providing 
pedestrians with more choice of routes than other road users; 

•   creating an engaging environment for people to walk through having buildings 
fronting and overlooking sidewalks and walkways to provide the ‘eyes on the 
street; 

•   keeping road widths to the operational minimum to reduce vehicular speeds, 
minimize crosswalk distances and maximize the public realm;

•  developing a cycle-friendly environment through a network of streets, lanes, 
mews, all of which will have low traffic flows and vehicle speeds, and which will 
be interconnected with designated commuter, riverfront and parkland routes; 
and,

•   integration of bus waiting facilities within the urban environment making them 
safe, accessible and convivial for passengers to use. 

These design principles will facilitate higher levels of walking, cycling and transit use and 
lower levels of private automobile use, compared to a conventional low to medium-
density development. 

access & circulation3.1.1 
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Pedestrian Network

Walking is expected to be the primary form of travel for short journeys and is a realistic 
form of travel for most people, especially over short distances, i.e. up to 2 kilometres or a 
25-minute walk time. 

A key design principle is to create a permeable and fine-grained street and walkway network, 
providing pedestrians with more choice of routes than other road users. These routes connect 
to surrounding communities at West Fraserlands, Champlain Heights and Marine Way Estates 
Business Park.

Pedestrian Route Shed Diagram
Wallking Time

Compactness of the EFL development is demonstrated on the Pedestrian Sheds Diagram, 
which shows that Kerr Street to High Street is a 10-minute walk, while High Street to 
Boundary Road is an 8-minute walk. This will ensure that everyday facilities are within a short 
walking distance, including the elementary school which will have 4,000 to 4,500 residential 
units within 600 metres or 7.5-minute walk at final build out, and the neighbourhood 
centre (including the community centre) will have a population of 14,000+ within 800 
metres (10-minute walk), including parts of the West Fraserlands and Champlain Heights 
neighbourhoods.

Pedestrian Route Diagram highlights the street network and walkway system.  Pedestrians 
will have a selection of routes consisting of streets, Woonerfs, mews, courtyards / lanes and 
walkways which break up the street blocks into a fine-grained network. Street crosswalk 
distances will be reduced through the use of curb extensions while the street design 
treatment will emphasize that this is a shared street environment through measures such a 
lower curb heights, pavement materials, minimal signage and pavement markings, etc.          

Connections to the neighbouring communities are an important design consideration.  A 
temporary riverfront walkway has already been provided and will be maintained throughout 
construction of the EFL site. 

The new traffic signals will be installed at Crescent and High Streets at Marine Way and will 
include crosswalk facilities that will offer safe and controlled links to the Champlain Heights 
neighbourhood and parkland areas to the north. 

Champlain Heights will be connected to the EFL with the development of the triangle site 
on the northeast corner.  An existing footpath runs in a north-south direction between SE 
Marine Drive and the street system for the triangle site, which in turn connects with the 
crosswalks at the planned traffic signal intersection on Marine Way. 

pedestrians3.1.2 

EFL
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Pedestrian Route Diagram
NTS

streetscapes master plan 3.0

Pedestrian Route Diagram
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Bicycle Network

A cycle-friendly environment will be created in the EFL through the development of a wide 
network of streets, lanes, mews, etc., all of which will have low traffic flows and vehicle 
speeds. These will be interconnected with two main dedicated / marked bike routes, which 
run in an east-west direction, and with two parkland routes, which run in a north-south 
direction in the western and eastern neighbourhoods. 

At the EFL’s final build out, it is estimated that 25,000 people will be within reasonable 
cycling distance of the neighbourhood centre, including the community centre and schools. 
In addition, the SkyTrain at Joyce Station and the future Canada Line station at SW Marine 
Drive / Cambie Street will both be within a 20-minute cycle from the EFL and these transit 
stations will be directly accessible via existing bike routes.

The bicycle network is highlighted on the Cycling Route Diagram, and this is shown 
together with the possible external connections to Champlain Heights. The two existing 
east-west routes will be upgraded. 

Kent Avenue North is a commuter route, which runs through the centre of the site and 
includes an off-street section that runs through the neighbourhood centre.

Cyclists can currently use the riverside route, which provides a comfortable and traffic-free 
connection for recreational activities, in addition to benefiting less experienced cyclists.  It 
will connect West Fraserlands and Marine Way Estates Business Park (via North Fraser 
Way) with Phase 1 of the EFL development.

The route will be delineated, dedicated bicycle path with planting strips providing further 
segregated from pedestrians in many locations. 

The development will open up the opportunity for a new cycle route to the Champlain 
Heights neighbourhood through the development of the triangle site. In particular, the 
triangle site street system connects with an existing footpath that runs northward to 
Marine Drive and which could be potentially be upgraded for cycle use. North of SE 
Marine Drive, there is sufficient room for the path to be widened for shared pedestrian 
/ cycle use, so as to provide a through connection to Matheson Crescent and onward to 
other parts of the Champlain Heights neighbourhood.

cycling3.1.3 

EFL
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Cycling Route Diagram
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Transit

East Fraserlands could have a population of 12,000+; it could employ around 2,000 to 
3,000 people in the neighbourhood centre / offices, while another 10,000+ people per day 
could potentially be visitors.  These figures suggest that EFL could support at least 3 bus 
routes with service frequencies at 15 minutes.

There are two existing transit routes that run close to the EFL site: route #100 runs on 
SE Marine Drive along the northern edge of the site, while route #116 runs on Boundary 
Road along the eastern edge. In addition, route # 26 serves the Champlain Heights 
neighbourhood with the southern most part of the route at the Champlain Crescent / 
Matheson Crescent intersection, while route #29 operates on the Elliott Street corridor 
and currently terminates just north of SE Marine Drive.  TransLink will ultimately determine 
how best EFL is serviced.

Connections to the Champlain Heights and  West Fraserlands neighbourhood are 
important for the EFL as well as ones to the Canada Line at SW Marine Drive / Cambie 
Street (16-minutes by bus) and to the SkyTrain at either Joyce Station, Metrotown, 29th 
Avenue or 22nd Avenue (15-minutes by bus at the closest point). 

The streets planned to accommodate bus routes are shown on the Transit Route Diagram. 
These routes will ensure that all of the EFL will be within a 5-minute walk of a transit stop 
(see Pedestrian Sheds Diagram for an indication of the 5-minute walk sheds). Crescent 
Street, High Street and Kent Avenue North will be designed to accommodate bus routes. 

Bus stops are anticipated close to the Crescent/High Street intersection, adjacent to the 
town square. Providing accessible, convenient and safe waiting areas here will be important.  
It is likely that complementary facilities such as a café, kiosk, etc., will be attracted to this 
location.  Design of bus stops will require Translink input.

In the future, the Canadian Pacific rail corridor could become a transit route, possibly 
connecting the EFL to the future Canada Line at SW Marine Drive / Cambie Street and to 
the SkyTrain in New Westminster. A location for a station facility has been identified on the 
north side of the rail corridor on High Street, while sufficient space will be provided in and 
around the High Street and Kent Avenue South streets. 

A proposed dock near the waterfront plaza could accommodate a river taxi should service 
be established.

transit3.1.4 

EFL
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Transit Route Diagram

Possible River Transit

Possible Bus Stop Locations
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3.2.1  High Street

High Street is the primary pedestrian-oriented retail street for the EFL development. 
It forms a ceremonial entry point to the neighbourhood from Marine Way and 
leads directly to the waterfront. The street is anchored by two major open spaces, 
the town square at the north end and the waterfront plaza at the south. The 
curving form of the street provides a gradually changing perspective of building 
forms and open spaces culminating in a view to the waterfront plaza and river 
beyond. The layout and detailing of high street are intended to create a visually rich 
and intimate urban shopping street. 

Proposed Street Composition: 
•     21.5m road allowance
•     Two drive-lanes with parking on both sides
•     Broad sidewalks on both sides
•     Asphalt road surface
•     Concrete paver sidewalks and parking bays
•     Concrete cross-walks
•     Bump-outs at some intersections and crosswalks
•    Street trees allowing for a variety of spatial experience and framing key 

views
•     Rain gardens located at bump-outs and intersections
•     Potential sites for public art elements associated with rain gardens
•    Catenary (cable suspended) street lighting system with pedestrian scale 

lights for sidewalks
•     Street section and materials are subject to review at detailed design

Special Features:
Entry Structure:
The north end of the street forms the ceremonial entry to the development 
and is proposed to be marked by an iconic entry structure such as a clock tower 
intended to define the entrance on Marine Way.

Town Square:
At the town square the proposed treatment of the high street (and of the crescent) 
take on the proposed character of the square. The design intent is to create a rich 
urban plaza with “wall-to-wall” finishes, with a focus on slow traffic movement 
and pedestrian priority. The proposed approach would be to pave the road with 
concrete unit pavers to match the sidewalks and pedestrian-only portions of 
the square. Curbs may be low-profile with bollards arranged in lines.  Trees may 
contrast with adjoining street trees and may be arranged symmetrically in relation 
to the square.

C.P. Rail Crossing:
The treatment of high street at it’s crossing with the rail-line is intended to 
reinforce the connection between the two portions of the development. It is 
proposed that the treatment of the road and sidewalk surfaces be continued 
into the rail right-of-way and extend as close as is permitted to the line of the 
tracks. Low shrub plantings are proposed within the right-of-way to better 
define the pedestrian route.

Waterfront plaza:
At it’s south end, High street forms the north-west edge of the waterfront 
plaza. In this location the street surface is proposed to be paved in unit pavers 
to match the adjoining sidewalks. A roundabout is proposed at the south end 
of the street to allow car drivers the ability to return up high street in search 
of parking if necessary. 

High street entry at Marine Way

proposed street concepts3.2 
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Looking south to high street across CP Rail ROW

A 

A 

PARCEL 29

PARCEL 30

PARCELS 33/34

High Street Concept Plan
1:300
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Section AA - High Street 
1:150
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B

B

PARCEL 17

PARCEL 18PARCEL 18

The crescent is the primary access to the neighbourhood from Marine Way. 
The crescent forms the south edge of the town square at it’s intersection 
with high street. The street provides on-street parking on both sides of the 
street with planted bump-outs defining parking areas.

Proposed Street Composition:
•     21.0m road allowance
•     Two generous drive-lanes with room for cars and transit
•     Parallel parking on both sides
•     Transit stops at high street
•     Broad sidewalks with room for retail activity
•     Asphalt road surface
•     Permeable concrete paver sidewalks and parking bays
•     Concrete cross-walks
•     Street trees arranged formally in pairs across the street
•     Rain gardens located at intersections with access lanes
•    Catenary cable-suspended lighting system with pedestrian scale 

lights for sidewalks
•   Street section and materials are subject to review at detailed 

design

Special Features:
Town Square:
At the town square the proposed treatment of the crescent (and of the 
high street) take on the character of the square and may differ from the 
remainder of the street in terms of layout, paving finishes and furnishings 
(lighting, bollards etc.,).

The proposed design intent is to create a rich urban plaza with “wall-to-
wall” finishes, a focus on pedestrian priority and slow traffic movement.  
The road surface may be paved with concrete or other unit paving to 
match the sidewalks and pedestrian portions of the square. Curbs may be 
low-profile with bollards arranged in lines to define the vehicular passage. 
Street lighting will be provided by pole-lights in contrast to the proposed 
catenary cable-suspended lighting. Trees may contrast with adjoining street 
trees and may be arranged symmetrically in relation to the square.

Crescent Concept Plan
1:250

the crescent3.2.2
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RESIDENTIAL

RESIDENTIAL

FOOD STORE
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RESIDENTIAL

Section BB - Crescent
1:100

West entry to crescent from Marine Way
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marine way3.2.3
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PARCEL 15

MARINE WAY

C
1
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Marine Way provides the public frontage to the development. The existing 
street will be modified with three new signaled intersections at high street 
and at either end of the crescent. A new sidewalk and associated boulevards 
are proposed along the south edge of the street with a continuous row 
of large scaled avenue trees and rain gardens at the street edge. Adjoining 
residential frontages the sidewalk is located centrally between front and back 
grass boulevards. Layered shrub plantings adjoining residential units provide 
a buffer to the street. 

Adjoining retail frontages the sidewalk extends to the retail facade. At the 
corners of the two at-iron buildings a more formal urban streetscape 
expressions is proposed with opportunities for public art landmark features. 
The entry to high street is proposed to be punctuated by an iconic entry 
feature (proposed as a clock tower) marking the main entrance to the project 
and a providing focal point for views along high street. New central medians 
along Marine Way will be planted with low drought tolerant plantings and a 
single line of trees.

Proposed Street Composition:
• Existing multi-lane street with new signaled intersections and central 

median
•     Iconic entry feature at intersection with high street 
•    Potential street corner public art sites at intersections with the 

crescent 
•    New sidewalk on south side with access to retail and residential 

units 
•     Concrete sidewalks 
•     Front and rear grass boulevards along residential frontages 
•     Sidewalk extended to building face along retail frontages 
•     Single row of large scaled street trees along south side 
•    Single row of  narrow street trees in central median with low shrub 

plantings 
•     Rain gardens within front boulevard between trees 
•     Residential patios raised above the street 
•     Planting buffer between sidewalk and residential units 
•    Street section and materials are subject to review at detailed 

design

Marine Way Concept Plan
1:250
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RESIDENTIAL

RESIDENTIAL

RESIDENTIAL

Section C2 - Marine Way at Parcel 15
1:150

Section C1 - Marine Way Overall
1:500

Marine Way looking east

RESIDENTIAL
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KENT AVENUE NORTH

D

D

CP RAILWAY ROW

Kent Avenue North accommodates east-west traffic movement between 
the urban core of the development and more residential neighbourhoods 
to the east and west. These two streets run along the north side of the CP 
rail corridor and front residential parcels, a park and a future school site. The 
avenue is a part of the kent avenue greenway system proposed along the 
entire rail corridor. In these sections of the street bikes lanes are proposed 
within the road surface.

Proposed Street Composition:
•     20m Road Allowance
•     Two generous drive-lanes with room for cars, transit and bikes
•     Parking on north side only
•     Asphalt road surface and parking bays
•     Concrete cross-walks
•     Front and rear grass boulevards on north side
•     Continuous single line street trees on both sides
•   Street section and materials are subject to review at detailed 

design

Kent Avenue North Concept Plan
1:250

kent avenue north3.2.4
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Section DD - Kent Avenue North
1:100
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KENT AVENUE SOUTH

PARCEL 16

CP RAILWAY ROW

PARCELS 29/30

Kent Avenue Concept Plan
1:300

Kent Avenue South includes the proposed street on the south side of the CP 
rail corridor and the kent avenue greenway dedicated to bikes and pedestrians 
proposed along the north side of the rail corridor.

Kent Avenue is an important connector road providing for circulation between the 
two north-south collector roads and providing access to the high street, the woonerfs 
and driveways serving development parcels. Kent avenue is designed to accommodate 
cars and buses.

The avenue runs along the south side of the CP Rail ROW corridor and fronts 
residential parcels on it’s south side. The avenue is a part of the kent avenue greenway 
system proposed along the entire rail corridor. In this part of the development bikes 
and pedestrians are encouraged to use the dedicated greenway on the north side of 
the CP rail corridor.

The kent avenue greenway runs along the north side of the rail corridor and provides 
east west movement for bikes and pedestrians. Residential units and entrances to 
development sites face directly onto the greenway. The greenway includes generous 
bike and pedestrian paths separated by a continuous landscaped median.  Two rows of 
trees are proposed, one in the median between the two paths and a second between 
the bike route and the rail line. Rain gardens are proposed in the central median.

KENT AVENUE GREENWAY

kent avenue south & greenway3.2.5 
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RESIDENTIAL

RESIDENTIAL

Section EE - Kent Avenue South
1:150

Proposed Street Composition Kent Avenue South:
•     20m Road Allowance
•     Two generous drive-lanes
•     Parking both sides
•     Transit stops east and west bound at High Street
•     Asphalt road surface and parking bays
•     Concrete cross-walks
•     Front and rear grass boulevards on south side
•     Continuous single line street trees on south side
•     Continuous single line of large scale, trees adjacent rail right-of-way
•     Continuous rain gardens adjacent rail right-of-way
•     Street section and materials are subject to review at detailed design

Proposed Street Composition: Kent Avenue Greenway:
•     10.2 m Right of Way
•     A separated pedestrian and bicycle greenway
•     4.0 m wide bike path
•     3.0 m wide sidewalk
•    Double row of trees, with one one row planted on either side of 

the bike path
•   Continuous rain gardens located between trees in the central 

median
•     Continuous planted buffer adjacent residential units and rail-line
•    Street section and materials are subject to review at detailed design

RESIDENTIAL

RESIDENTIAL

RESIDENTIAL

RESIDENTIAL

RESIDENTIAL
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F

PARCELS 33/34

PARCELS 35/36

Vehicular Mews Concept Plan
1:300

The vehicular mews are more intimately scaled urban green streets with mostly 
residential buildings fronting directly onto the street. The mews are designed for slow 
traffic speeds and pedestrian priority and provide for east-west movement from high 
street to adjoining residential neighbourhoods.

Proposed Mews Composition:
•     15.0m Road Allowance
•     Two drive-lanes with intermittent parking bays on one side only
•     Concrete unit paver road surface
•     Permeable unit paver parking bays 
•     Permeable unit paver sidewalks 
•     Street trees on both sides
•     Continuous curb-side rain gardens on one side of the street
•     Rain gardens in bump-outs adjacent parking bays
•     Street section and materials are subject to review at detailed design

RESIDENTIAL

RESIDENTIAL

RESIDENTIAL

RESIDENTIAL

Section FF - Vehicular Mews
1:150

RESIDENTIAL

RESIDENTIAL

RESIDENTIAL

RESIDENTIAL

vehicular mews3.2.6 
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Woonerf Concept Plan
1:300
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RESIDENTIAL

Section GG - Woonerf 
1:150

The woonerfs are modeled after the Dutch ‘living streets’ where cars and pedestrians share the road right-of -way.  
The woonerfs are communal outdoor spaces providing vehicular and pedestrian access and space for casual play and 
social interaction.   Woonerfs are located adjoining neighbourhood parks providing additional recreational potential. 
Slow road speeds are encouraged by meandering, paved, curb-less road surfaces of varying width.  Pedestrian-only 
areas are defined by bollards, trees, walls, planted areas etc., and provide opportunities for casual play and seating. 
The woonerfs are planted with a variety of tree species, ornamental plantings and intermittent rain gardens.

Proposed Street Composition:
•     13.5m Road Allowance
•     Elevation difference at entrance of woonerfs to announce different street usage
•     Width of driving surface varies from 1 to 2 lanes. Single lane sections will be limited in extent
•     Single lane pinch points in street may be defined by bollards. 
•     No pinch points to be located in front of main building entrances
•     Driving surface loosely defined by variety of streetscape elements
•     Occasional parking bays on either side of street
•     Permeable concrete unit paver for entire surface
•     Pedestrian only areas for seating, play and casual interaction
•     Wide variety of street tree species
•     Intermittent rain gardens on both side of the street frontages
•     Street section and materials are subject to review at detailed design

streetscape master plan 3.0

PARCELS 31

PARCELS 27

RESIDENTIAL

RESIDENTIAL

RESIDENTIAL

RESIDENTIAL

woonerfs3.2.7
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West Woonerf Concept Plan
1:500
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East Woonerf Concept Plan
1:500
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The pedestrian mews are pedestrian-only routes edged by ground oriented resi-
dential buildings. The routes add to the pedestrian permeability of the development 
providing convenient east-west routes connecting residential developments with 
the commercial retail core and school sites to the east and west. 

Proposed Street Composition:
•     9m wide Road Allowance
•     3m wide sidewalk
•     Permeable concrete unit pavers surfacing
•     Double row of medium sized trees within grass or planted boulevards
•     Raingardens in boulevards to receive surface run off
•     Entry paths leading directly to residential units
•     Opportunities for casual seating
•     Mews section and materials are subject to review at detailed design

H

H

PARCEL 26

PARCEL 27

Pedestrian Mews Concept Plan
1:250
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RESIDENTIAL

RESIDENTIAL

Section HH - Pedestrian Mews
1:150
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RESIDENTIAL

pedestrian mews3.2.8
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The collector roads (roads A and D) are the primary roads accommodating north-
south traffic movement through the development. They provide the primary access 
routes for vehicles accessing development parcels. The two collector roads provide 
two travel lanes with parking on either one side or both sides and are fronted 
mostly by residential parcels. For the section of Road A adjoining the future school 
site a bike path is proposed on the west side of the street as illustrated on this 
page.

In all other locations a more conventional street and sidewalk treatments are 
proposed with concrete sidewalks, front and rear grass boulevards and two single 
rows of trees.

I

I

PHASE 1 BOUNDARY

PARCEL 26

Collector Road Concept Plan
Between Parcels 26 and 27 and the 
future school site only
1:250

Section II - Collector Road 
Between Parcels 26 and 27 and the future school 
site only
1:150

RESIDENTIAL

RESIDENTIAL

RESIDENTIAL

collector roads3.2.9
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Proposed Street Composition 
(Road A between Parcels 26 and 27 and the future school site only):

•     20.0m road allowance
•     Two drive-lanes with parking on one side
•     2.5m wide bikepath separated from 1.8m wide sidewalk on west side
•     1.8m wide sidewalk on east side
•     Asphalt road surface and parking bays
•     Concrete sidewalks
•     Front and rear boulevards along residential frontages
•     Planted median separatng bikepath
•     Three continuous lines of street trees
•     Rain gardens at crosswalks and intersections
•     Street section and materials are subject to review at detailed design

Proposed Street Composition
(All other locations):

•     20.0m road allowance
•     Two drive-lanes with parking on both sides
•     Asphalt road surface and parking bays
•     Concrete sidewalks
•     Front and rear boulevards along residential frontages
•     Continuous single line of street trees on both sides
•     Rain gardens at crosswalks and intersections
•     Street section and materials are subject to review at detailed design
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Section II - Collector Road 
Similar to North of CPR ROW
1:150

58



EFL

Mill Bay looking west to Plaza

Mill bay road follows the graceful arc of the bay itself and is anchored by the 
waterfront plaza at it’s intersection with high street and by look-out park at its 
east end.  The riverside pedestrian and bicycle route run along the south side 
of the street forming a continuous waterfront promenade.  The north side of 
mill bay road services a mixture of restaurants, retail and residential uses and 
provides road side parking. 

Proposed Street Composition:

•     20.0m Road Allowance
•     Two drive lanes with parking on the north side only
•     A broad sidewalk on the north side with room for retail/restaurant 

activity
•     4.0 m wide bike route
•     4.0 m pedestrian promenade
•    1.5m wide, raised planted median between road and bike route
•      1.5m wide median with raingardens, trees and park amenities between 

the bike path and predestrian promenade
•     Asphalt road surface
•     Permeable unit paver parking bays
•     Concrete bike path
•     Permeable unit paver sidewalk and pedestrian promenade
•     Concrete cross-walks
•     Single line of street trees on the north side of the street
•     Double line of street trees on either side of bike path
•    Continuous beach-edge seat-wall with occasional stepped access 

points to the beach
•     Street section and materials are subject to review at detailed design

Special Features:
The beach, waterfront Plaza and lookout park:
Mill bay is the armature that connects this series of continuous open spaces 
along the East Fraserlands waterfront. The street connects the high street with 
the collector road to the east. The promenade provides frontage and access to 
the beach and connects waterfront plaza and it’s associated buildings with the 
more informal lookout park.

mill bay road3.2.10
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Mill Bay Road Concept Plan
1:300

Section JJ - Mill Bay Road
1:150

RESIDENTIAL
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Mount baker way is a waterfront collector road, one building block from 
the  riverfront, that connects high street with the main north-south 
collector road to the west.  The street is aligned with the view towards 
Mount Baker and serves a mixture of retail and residential buildings.

Proposed Street Composition:
•     20m road allowance
•     Sidewalk with paved front and rear boulevards on the north 

side adjoining retail uses
•     Grass boulevards adjoining residences
•     Two drive-lanes with parking on the north side
•     4m wide bike path on south side of street
•    1.5m paved boulevard with tree planting between bike path 

and sidewalk
•     2m wide sidewalk adjacent waterfront building property
•     Asphalt road surface and parking bays
•     Concrete bike path
•     Permeable unit paver sidewalks
•     Continuous lines of street trees
•     Rain gardens at crosswalks and intersections 
•     Street section and materials are subject to review at detailed 

design

Mount Baker Way Concept Plan
1:250
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mount baker way3.2.11 
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Section KK - Mount Baker Way
1:100
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Road L provides the main access into the Triangle Site (parcel 43). The street 
extends from Marine Way eastwards to the proposed development parcels and 
provides access to the proposed park and each of the development parcels.

This road provides two travel lanes with parking on the north side. A generous 
bump-out is proposed to pinch the street at the point where a pedestrian 
route, from adjoining neighbourhoods located to the north, crosses the street.
At it’s east end the road forms a complete 360 degree loop providing a turn 
around and access to each development parcel.

Proposed Street Composition:
•     20.0m road allowance
•     Two drive-lanes with parking on one side
•     Asphalt road surface and parking bays
•     Concrete sidewalks
•     Front and rear boulevards
•     Continuous single lines of street trees
•     Rain gardens are proposed in bump-outs.
•     Street section and materials are subject to review at detailed design

Road L Concept Plan
1:250

L

road l3.2.12
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Section LL - Road L
1:100
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The Public Realm Plan includes eight distinctive open spaces and 
a community centre. The public parks include the neighbourhood 
park, mill bay plaza, mill bay beach, lookout park, avalon park north, 
promontory park, kinross foreshore park and the community centre. 
The town square open space is located on a private parcel. The 
location and area of each park is illustrated below and described in 
more detail on the following pages.

park and open space4.0 
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PARCEL 15 PARCEL 17

PARCEL 16

PARCEL 18
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PARCEL 17

Town Square Concept Plan
1:500

The town square is one of the main open spaces 
proposed at East Fraserlands. The square anchors 
the north end of the high street and provides a focal 
point for commercial, retail and community activities. 

The square occupies an important location at the intersec-
tion of high street with the crescent and will be a natural 
focus of movement and activity.

The square will be framed by four storey commercial build-
ings on it’s northern and eastern edges and will enjoy an 
open aspect to the south and west. The edges of the square 
will allow room for restaurants and cafes to spill out into 
the open space. The remaining open paved area offers the 
opportunity for a variety of programmed activities such as 
vendors, performers and exhibitions.

High street slopes to the south along the square. This 
grade change provides an opportunity for a raised ter-
race at the south west corner of the square,  defined by 
steps on three sides. The terrace would be planted with 
a formal bosque of trees and has the potential to contain 
a small water feature or public art.  A raised terrace in 
this location would provide a shaded refuge at the edge 
of the busy square. Seats could provide a place to sit and 
watch the world go by. 

town square4.1 
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Town Square looking northwest
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Section MM - Town Square
1:150
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Mill Bay looking west to Plaza

PARCEL 31
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Mill Bay Plaza Concept Plan
1:750

Mill Bay and the waterfront plaza anchor the south end of the high street and provide a focal point 
for commercial, retail and community activities at the waterfront.  The plaza will be activated by 
people-oriented ground floor uses in the mill buildings and along the high street and by the natural 
“draw” provided by the Fraser River and the proposed beach.  The plaza is oriented towards Mount 
Baker with views up the Fraser River and serves as an extension of the mill bay promenade.  It is 
envisioned as a gathering space for festivals, summer concerts and community events. The adjacency 
to the community centre reinforces its role as a community focal point. 

A gracious waterfront promenade extends from the plaza along the length of the beach connecting 
to lookout park in the east.  The promenade accommodates a generous pedestrian walkway with 
seating and stepped access points leading to the beach.   A designated bikeway runs along the 
length of the promenade and is separated from the walkway by a continuous landscape strip 
accommodating trees, rain-garden plantings and site furnishings.

mill bay and waterfront plaza4.2 
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Section NN - Mill Bay Plaza
1:150
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Community Festival - Conceptual Programming Diagram
NTS
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Farmers Market - Conceptual Programming Diagram
NTS
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neighbourhood park4.3

Neighbourhood Park looking south

PARCEL 26

PARCEL 31

The neighbourhood park offers public open space closely associated 
with surrounding high density residential developments. It will 
provide a communal open space for a range of recreational uses 
including unstructured play, relaxation and social interaction.

The park is highly accessible for pedestrians being located adjoining 
one of the proposed woonerfs and with residential units facing 
directly onto the open space. 

Neighbourhood Park Concept Plan
1:500

The park design has yet to be determined but is likely to 
incorporate seating areas, a play area for small kids, open 
grass areas for informal uses and other uses which support 
community centre programming.

PARCELS 29/30
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Section OO - Neighbourhood Park
1:150
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6.3.4Parks & open space

The Kinross foreshore park extends along the reconstructed riverbank 
from the waterfront precinct to the southern edge of the kinross park 
corridor and accommodates the proposed riverside walkway/ bikeway. 

The park will be more natural in character in keeping with the riverside setting. 
Programming would emphasize casual, informal activities such as strolling, viewing 
of the river, bird watching, and ecological education. The western portion of the 
park includes the sanctuary island which provides inaccessible wildlife habitat 
separated from the rest of the park by a tidal marsh/slough. 

The riverside walkway and bikeway run along the entire length of the park and 
provide access to future development sites, to the  kinross park corridor and 
along the river in either direction.

Riparian plantings are proposed along the length of the river bank with more 
ornamental shrub and tree plantings proposed in the upland areas. The 
waterfront park plays an important role in the providing song bird habitat with 
a mixture of appropriate trees and shrub species, possibly including fruit trees, 
to support urban agriculture.  A contemplative lookout deck is proposed to be 
positioned at the water’s edge overlooking sanctuary island with other smaller 
access points as well.

Kinross Foreshore Park Concept Plan
1:1250

CONNECTION TO 
TEMPORARY WALKWAY

FUTURE WETLAND

kinross foreshore park4.4
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Section PP - Kinross Foreshore Park through Sanctuary Island
1:200

4.0parks and open space
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Section QQ - Kinross Foreshore Park through Mill Building
1:200
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Section RR - Foreshore and Park Tidal Slough
1:200

4.0parks and open space
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Lookout park is located at the east end of the mill bay 
beach and promenade offering a green counterpoint to 
the hard surfaces of the waterfront plaza and associated 
buildings.  

The south edge of the park will be formed by the arching form 
of the river wall and associated waterfront promenade and 
bike route.  A double row of street trees that are proposed 
along the length of the waterfront promenade form the south 
edges of the park. Linear rain gardens running along the length 
of the promenade are proposed to terminate at the southern 
end of the riverwall to create a small lookout plaza adjoining 
the overlook structure. 

The extreme tip of the promenade is proposed as a dramatic 
cantilevered overlook that forms the visual and physical termi-
nation of mill bay.

Lookout Park Concept Plan
1:500

The park will provide green space at the river’s edge al-
lowing for a wide range of recreation uses such as informal 
games, picnics and sun-bathing. 

The park will accommodate pedestrian movement from 
the south end of Road D to the waterfront promenade.  

Formal lines of trees are proposed along the length of the 
waterfront promenade with informal clusters of Pine trees 
proposed within the park referencing the White Pines Mill 
that was once located here.  The detailed design of the park 
has yet to be determined.

lookout park4.5 
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Section SS - Lookout Park
1:150
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MARINE WAY

Promontory Park Concept Plan
1:600

Promontory park provides a neighbourhood park serving the resident population 
of the triangle site (parcel 43) and surrounding neighbours and forms an important 
link in the green space connection from the Champlain Heights community to the 
riverfront.

The park is located on the west end of the triangle site and offers extensive views over 
the avalon park corridor south to the riverfront. 

A rain-garden is proposed as a part of the overall Rainwater Strategy.

This may be an appropriate site for a community orchard and/or other forms of edible 
landscaping.

promontory park4.6 
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Section TT - Promontory Park
1:200
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The north portion of avalon park is located between Kent Avenue 
north and Marine Way.  The main program element for the park is a 
flood-lit 100mx65m artificial soccer field and field house serving the 
local sports community and the future adjacent school site.

The west edge of the park features a water course that conveys drainage from 
the Avalon Ponds across the site and into the Fraser River. The water course 
would be supplemented by a mixture of rain water from a storm sewer and 
surface drainage from the park and the adjoining development parcels. The 
water course is a linear feature with water conveyed in a naturalistic channel. 
A mixture of fresh water marginal and riparian plantings line the stream 
course providing valuable habitat.

A shared 3.5m hardscaped pedestrian and bike path is proposed on the east 
side of the watercourse providing a north-south route through the park with 
one link to the town centre through the residential sites to the west.

Avalon Park North Concept Plan
1:500
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avalon park north4.7 
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Section UU - Avalon Park North
1:100

RESIDENTIAL
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Introduction

This section of the document describes the approach to the planning, design 
and detailing of the variety of landscape based components that contribute to 
establishing a sence of character for EFL.

The components described is this section are organized as follows:

Hard Landscape Components:
 Paving materials, 
 Site furnishings, 

Soft Landscape Components:
 Street trees,
 Bioswale and raingarden plants
 Native and urban adaptive plants

Sustainability Components
 Song bird strategy components
 Urban agriculture components
 Landscape based rainwater features

Lighting is described in more detail in a separate section of the document. 

It is intended that the public realm character for East Fraserlands will be defined 
by a coordinated system of public realm components that contribute to creating 
a distinct sense of place for the project. As described in previous sections of the 
report the proposed development has been broken down into three character 
precincts that reflect the proposed scale, use and feel of each neighbourhood. The 
character of the public realm is defined by the scale,  juxtaposition and character 
of the various buildings and by the scale, layout and detailing of the various streets 
and open spaces they define.

Each of the main park spaces is located in one particular precinct, such as the 
waterfront plaza, and as such they play an important role in influencing the 
character of the precincts in which they are located. 

By contrast, some of proposed streets, such as the High Street, connect from one 
precinct to another providing a uniting element throughout the development. 
Street trees, paving materials. 

Siite furnishings will be selected to unify the public realm character of East 
Fraserlands while providing contrast and variety in some locations to reflect the 
range of public spaces that exist within the overall plan.

The design vocabulary used in the West Fraserlands will be considered in 
determining appropriate detailing of elements along the waterfront.

public realm components 5.0
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5.1.1 Hard Landscape Components

Paving Materials
Paving materials play an important role in influencing the character of public spaces 
and have been carefully considered in terms of aesthetics, functionality, cost and 
maintenance.  In addition paving material selection plays an important role in the 
proposed rain water management plan.

Each of the streets that make up the development has a unique role in the road 
network and contribute to the character of the precincts within which they are 
located. With some exceptions paving materials proposed for each street will be 
consistent along the entire length of the street. The character of each street is 
dictated by a combination of factors such as scale and proportion, character of 
adjoining buildings, layout and organization, and finally, materials, furnishings, tree and 
other soft landscaping. 

Paving materials for streets have been proposed to suit the intended level of use, 
aesthetics, functionality, cost and durability maintenance.Asphalt will be used in many 
cases.

Permeable pre cast concrete pavers are proposed for road surfaces and some 
parking bays in the main civic areas where appearance is most critical and traffic 
volumes and speeds are intended to be lowest. Paver road surfaces are proposed 
along portions of high street adjacent the town square and mill bay plaza, the 
vehicular mews and woonerfs. 

Permeable hard surfaces will assist in meeting the projects goals for rain-water 
infiltration. 

EFL

landscape components5.1
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Concrete pavers sidewalks are proposed for most of the main retail streets such as 
the crescent, high street and mill bay road and for the pedestrian oriented streets 
such as the vehicular mews and the woonerfs. A wider range of paving patterns, 
paver sizes and alternate colours and texture could be explored for pedestrian 
areas. 

Permeable pre cast concrete unit pavers are also proposed for sidewalks in the 
main civic areas. A wider range of sizes, colours, textures and paving patterns would 
be considered for pedestrian areas. The design intent for paver selection would be 
to reinforce the distinct character of the various streets and open spaces proposed 
in the plan.

Concrete permeable pavers offer the potential for permeable hard surfaces for 
vehicles in parking bays. These are proposed in more public areas where the 
additional costs are offset by improved aesthetics. 

Concrete would be used for sidewalks in streets outside of the main commercial 
retail core such as the Collector Roads. Concrete is also proposed to create 
pedestrian crossings, let-downs, paving bands and special areas of paving.

Permeable asphalt will be considered as a potential permeable surface for the 
extensive bike route proposed along the Kent Avenue rail corridor.

Paving materials for parks may include a wide potential range of materials including 
cast concrete, stone, concrete pavers and gravel. Material selections would relate to 
the detailed design, programming and budgets for the parks.

Note: Materials selections are proposed to guide detailed design and are subject to 
change. A life cycle analysis will be required for any non-standard treatments.

Site Furnishings

Site furnishings coordinated with paving materials and lighting help define the character 
on public places and can play a key role in creating a unified character in urban areas 
influenced by a variety of architectural styles. The design intent for East Fraserlands is 
to develop a coordinated range of site furnishings that are appropriate to the various 
character precincts of the development. Site furnishings for East Fraserlands will include 
lights, benches, trash cans, bike racks, signage and miscellaneous hardscape elements 
such as detailing for rain gardens.

Distinct but coordinated families of site furnishings are proposed for each of the 
character precincts. Final designs and product selections will be made based on 
aesthetics, availability, durability and cost.

EFL
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Street Tree Master Plan
1:3000

Street tree species have been proposed for all street tree plantings.  Species 
have been selected for suitability to urban street conditions and in relation to 
the scale of each street. They have also been proposed for their contribution 
to songbird habitat.

TREE LEGEND

SYMBOL TREE SPECIES & SIZE SYMBOL TREE SPECIES & SIZE

1) * More than one tree location for this tree species.
2) ** Four species to be intermixed in these locations.

** *

Acer platanoides ‘Emerald Queen’, 50’x 40’
Emerald Queen Norway Maple

Acer platanoides ‘Fairview’, 45’x 35’
Easy Street Norway Maple

Acer rubrum ‘Franks Red’*, 45’x 35’
Red Sunset Maple

Acer rubrum 'Bowhall'*, 40’x 15’
Bowhall Red Maple

Carpinus caroliniana, 25’x 25’
American Hornbeam

Cornus florida, 15' x 15'
Flowering Dogwood

Crataegus phaenopyrum, 25' x 20'
Washington Hawthorn

Pyrus calleryana, 40’x 15’
Callery Pear

Fagus sylvatica, 55' x 50'
European Beech

Ginkgo biloba 'Princeton's Sentry', 40' x 15'
Princeton Sentry Ginkgo

Metasequoia glyptostroboides, 60' x 25'
Dawn Redwood

Pinus contorta, 30' x 15'
Shore Pine

Platanus acerifolia ‘Bloodgood’, 50’x 40’
London Plane Tree

Quercus acutissima, 45’x 40’
Sawtooth Oak

Quercus palustris, 45’x 40’
Pin Oak

Zelkova serrata ‘Green Vase’, 40’x 35’
Green Vase

EFL
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Acer platanoides ‘Emerald Queen’, 50’x40’

Emerald Queen Norway Maple

Carpinus caroliniana’, 25’x25’

American Hornbeam

Acer rubrum ‘Franks Red’, 45’x35’

Red Sunset Maple

Cornus florida, 15’x15’

Flowering Dogwood

Crataegus phaenopyrum, 25’ x 20’

Washington Hawthorn
Pyrus calleryana, 40’x15’

Callery Pear

Acer platanoides ‘Fairview’, 45’x35’

Fairview Maple

Acer rubrum ‘Bowhall’, 45’x15’

Bowhall Red Maple
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Pinus contorta’, 30’x15’

Shore Pine

Quercus acutissima, 45’x40’

Sawtooth Oak

Quercus palustris’, 45’x40’

Pin Oak

Zelkova serrata ‘Green Vase’, 40’x35’

Green Vase Japanese Zelkova

Fagus sylvatica 55’x50’

Beech Tree

Platanus acerifolia ‘Bloodgood’, 50’x40’

London Plane Tree

Ginkgo biloba ‘Princeton’s Sentry’ 40’x15’

Princeton Sentry Ginkgo

Metasequoia glyptostroboides 60’x25’

Dawn Redwood

EFL
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Bioswales and rain gardens will form important components of an integrated approach 
to site drainage and rainwater management at East Fraserlands.  These features will be 
designed to slow runoff and filter rainwater while hosting combinations of plants that 
thrive in periodically flooded soils. There will be a range of species, with those that will 
experience flooding located in the centre of each garden or swale. Many of the plants 
are proposed to be native species, such as ninebark, sedges, and willows in the center, 
currants, mockorange, and huckleberry in the intermediate zones, and yarrow, goldenrod, 
salal and creeping mahonia near the edges. Plants selected for rain gardens are typically 
deep rooted, allowing them to survive periodic drought. Many of the species also attract a 
range of pollinators to the site. The ability of a given species to assimilate pollutants such as 
heavy metals and hydrocarbons is as important as its appearance, and its individual cultural 
requirements. Mulch will be specified for its effectiveness in filtering runoff, and supporting 
microorganisms that break down oil based compounds before they reach the soil. The 
rain gardens in East Fraserlands will be strategically placed throughout the residential 
neighbourhoods and urban areas, and bio-swales are proposed in the parks, beach areas, 
and along the foreshore.

Rosa gymnocarpa Physocarpus opulifolius Cornus sericea ‘Flaviramea’

Viburnum tinus Eupatorium Helictotrichon sempervirens

Pennisetum alopecuroides Miscanthus sinensis Salix purpurea ‘Nana’

public realm components 5.0

bio-swale and rain garden plants5.1.3
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Native and adaptive species will be prominent in the planting design for the parks, open 
spaces and residential neighbourhoods at East Fraserlands. In this context, adaptive species 
are defined as those that provide habitat and biodiversity, and which do not require irrigation 
or fertilizers to flourish. Native and adaptive species will include trees, woody and herbaceous 
perennials, and riparian plants. 

Extensive use of plants such as kinnikinnick, roses, evergreen huckleberry and salal, where 
appropriate, will reflect the regional landscape. The individual development parcels will create 
opportunities to feature combinations of native species that are adapted to site conditions 
both aesthetically, and from a biological standpoint. These will include riparian species pro-
posed for the kinross foreshore park and lookout park, beach grasses in mill bay, and blends 
of woody and perennial plants through the residential areas, and public open spaces.

Symphoricarpos albus Rosa rugosa Arctostaphylos uva-ursi

Lonicera involucrata Gaultheria shallon Vaccinium ovatum

Rosa nutkana Ribes sanguineum Spiraea betulifolia

Mahonia repens

EFL

native and urban adaptive plantings5.1.4

95



Songbird Strategy

East Fraserlands is located on the important Pacific Flyway for migrating birds along the west 
coast of North American. EFL is the first neighbourhood in the region to propose a strategy 
to protect existing bird habitat along the edge of the river and to develop a comprehensive 
strategy to integrate urban songbird habitat elements into the community landscape.  

The songbird habitat guidelines are intended to be a design tool for landscape architects 
as well as to be a tool for the regulatory review of landscape designs in the development 
permit and building permit stages. These guidelines are intended to inform approaches to 
landscape design, recognizing that open space in a dense community such as EFL has multiple 
programming and design issues to consider.  

The EFL songbird strategy was developed by addressing the key elements of natural songbird 
habitat (particular foraging areas) and adapting them to a range of urban spaces where similar 
ecological structure and function could be achieved.  It is important to note that the habitats 
created are “urban” in nature and do not offer the full range of characteristics of pristine 
bird habitat. However, in the context or extensive urbanization of bird habitat in the Lower 
Mainland, it is believed that this attention to habitat characteristics in the open space of EFL 
will enhance songbird population health. 

public realm components 5.0

Foraging guilds of birds 
(in no particular order)

Natural habitat types
 (in no particular order)

Urban habitat space opportunities 
(in no particular order)

Insect Gleaners
Hawkers
Probing
Chiseling

Leaf tossers
Diving
Swooping
Dabbling
Wading

Deciduous forest
Mixed forest
Park 
Wetland

Old field
Meadow
Hedgerows
Riparian
Interstitial

Kinross / avalon / promontory parks
Kinross / avalon / promontory parks
Parks
Kinross / avalon / promontory parks 
/ Road ROWs
Kinross park / sanctuary island
Parks / Road ROWs
Road & Rail ROWs/ Parks
Kinross / avalon / promontory parks 
Kinross / avalon / promontory parks 
/ Road ROWs

songbirds5.1.5
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EFL Habitat Spaces

The following outlines the urban habitat space opportunities, where natural 
habitat patterns have been revised and fit into the urban spaces, with effort to 
retain as much ecological bird habitat structure and function as possible. 

Kinross foreshore park, and mill bay beach area

These areas can offer modified wetland, riparian, hedgerow, park and mixed 
forest environments.  It will provide habitat in the protected areas along the 
river, a wetland / intertidal marsh area, as well as islands of trees and shrubs 
throughout the grassed park areas along the promenade. 

 
Mill Bay Pier

The proposed pier can be a highly urban space, offering some modified wetland, 
riparian and deciduous forest environments.  It can provide habitat in the rivers 
edge grass and sedge zones adjacent the beach area.

Large Park (Avalon & Kinross)
The larger park areas (Avalon and Kinross) can offer modified riparian, 
wetland, park, old field, hedgerow, deciduous and mixed forest habitat 
patterns. They can provide significant urban habitat value along the rainwater 
runoff channels in the parks, along with the forest and shrub corridors 
and islands throughout the park area. The provision of a naturalized island 
along the river’s edge that inaccessible by humans and pets can also provide 
significant habitat value.

Neighbourhood Parks
The neighbourhood park areas can offer modified park, hedgerow and 
deciduous forest habitat patterns. These parks will provide habitat through 
shrub and tree clusters in these open spaces, as well as rain-gardens in select 
areas. 

Rights of way / Greenway
Rights-of-way (incl the CP Rail ROW) can offer modified park and 
hedgerow habitat patterns. Trees of high habitat value and various forms 
of hedgerows can frame pedestrian and cyclist paths and possible future 
transit routes located with the rights-of-way. The rights-of-way can serve 
the key ecological function of providing habitat continuity connecting 
other significant habitat spaces such as Kinross and Avalon Parks.

Boulevards and Streets
Boulevards and streets can offer modified park, modified wetland and 
hedgerow habitats. Streets will be planted with a diversity of tree species 
of high habitat value, and these can be envisioned from a habitat point 
of view to be in conjunction with the private land adjacent the street. 
Habitat may be further enhanced with rain gardens, bioswales and a 
diverse shrub layer in appropriate areas beneath the street trees, where 
applicable.

mixed forest hedgerow

park old field

wetlanddeciduous tree groves

meadowriparian

EFL
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Songbird Habitat Map
1:4000
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Urban Agriculture and the Productive Landscape in East FraserLands

Introduction

Urban agriculture is one of the many facets of developing a sustainable urban community at 
East Fraserlands. Urban agriculture encompasses a wide range of activities and elements that 
support growing  plants for food and other related uses within urban centres.  Integration of 
urban agriculture uses into public parks and street rights-of-way will be considered to increase 
the presence and opportunity for growing food in this high density neighbourhood.  

Approach

The approach to urban agriculture at East Fraserlands proposes a variety of elements located 
in both the public and private realms to achieve a productive landscape.

The public realm components could include:

  

 1.   Farmers Market Site

 2.   Communal Gardening for food production

 3.   Edible Landscape Design including: 

  Fruit Trees on streets, parks and open spaces

  Fruit bearing shrubs and groundcovers plants

  Fruit bearing vines used on walls, fences, trellises etc.

  Culinary herbs

EFL

urban agriculture5.1.6
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Farmer’s Market

The waterfront plaza is proposed as a venue for a farmer’s market providing the opportunity 
for local farmers and other vendors to sell their produce directly to the local community.  The 
plaza will be built with the necessary infrastructure for a farmer’s market, including electricity 
and access to water.  Public washrooms will be available in the nearby community centre. 

The farmer’s market will complement other retail activity in the precinct and attract residents 
and visitors to the waterfront on a regular basis.

Communal Gardening:

Communal gardening is proposed to provide access to food growing opportunities for 
residents. These could be organized with shared garden areas or possibly arranged as individual 
garden plots. Communal garden opportunities can be integrated into public park spaces and 
some road rights-of-way, where they do not displace other uses and are supported by the 
community.  

Orchards

Fruit trees planted en-masse, such as an orchard, allow for more convenient maintenance, 
improved pollination and efficient harvesting. They also provide a strong recognizable 
visual element in the landscape that communicates the concept of urban food production.  
Opportunities for smaller groupings of fruit and nut trees allow for easy access for 
maintenance.  Fruit and nut tree species would be selected with input from the community 
for appropriateness to the locale, involve community input and in relation to minimizing  
potential negative impacts from fruit or nuts dropping from trees and other issues. 

Edible Landscape 

Edible landscaping means using plants that produce food or can be eaten as well as performing 
a wide range of other functions such as shading, screening, separating etc.. East Fraserlands 
will place specific focus on the food value of plants for humans (and wildlife) through edible 
landscaping. 

Farmers Market - Conceptual Programming Diagram
NTS
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Productive Landscape Approach: Public Realm

A variety of approaches are proposed at East Fraserlands to establish a robust urban agriculture.

Design and Public Process 
When consulting with the public in the planning and detailed design of all parks at East FraserLands, Park Board should 
consider the inclusion, locations and types of productive landscape elements such as orchards, community gardens, herb 
gardens etc.

Edible landscaping
Planting design for the public realm landscape should consider the potential for edible plants in planters or planting 
beds. Plants to consider include fruit bearing trees, shrubs, vines and edible plants or culinary herbs in conjunction with 
other native or exotic ornamental plantings.

Public art and ornamental structures
Fruit bearing vines or plants may be integrated with or as public art or other ornamental structures in parks. and street 
rights-of-way.

Herb gardens
Potential herb garden sites and the inclusion of herbs in planted areas should be considered at detailed park design.

Espalier fruit/nut trees
Small espaliered fruit trees can be grown where space is limited, such as along railings or on arbours, trellises, or other 
structures.

Heritage fruit orchard
Heritage fruit orchards may be considered for parks, schools and along streets.

Living/green wall, railing or fence
“Living walls” may occur either against the side of a park building, on a railing or as free standing fences or walls.  Herbs 
and other productive plants should be given preference.

Small greenhouse
Where appropriate, small greenhouse structures and potting sheds may be considered in parks and other public realm 
areas.

Farmer’s market space
The waterfront plaza should be designed to accommodate a farmers’ market.

EFL
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LEGEND

Proposed Farmers Market Site

Potential Orchard Plantings in Parks

Edible Landscapes within Parks or               
Street Right of Ways

Potential Fruit Trees in Streets

Urban Agriculture Components
Public Realm
N.T.S.
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Hierarchy of Light

East Fraserlands will have lighting that will generate a clear visual hierarchy and 
provide a ‘structure’ to the area at night. Important factors such as visual comfort, 
legibility, feelings of safety, pride of place, the highest and best use of technology and 
sustainable system viability, will be emphasized. Necessary to achieving these goals is 
the establishment of a Hierarchy of Light throughout the project. 

For East Fraserlands, lighting will center on and promote safe pedestrian uses. This 
hierarchy of street lighting, low level pathway light,  precison roadway lighting with 
carefully applied accents, highlighting of building facades, public art and environmental 
graphics, will unify and complement each precinct.

Technical Standards

Target exterior illumination levels will emphasize visibility at near and far distances.  
Using ‘vertical’ illuminance (lux) standards as a principal design metric will enhance 
individual interaction within the area. . Vertical illuminance  (v/lux) is more relevant 
for many outdoor lighting tasks than basic horizontal illuminance measures.  Vertical 
illuminance best reveals surface details such as pedestrian faces, potential vehicle 
conflicts such as bicyclists, and it provides enhanced visual information that reveals 
activity and enhances pedestrian orientation and sense of safety.

A limited palette of luminaires and lamps will be selected with considerations for high 
photometric performance, ease of installation and maintenance, and visual consistency 
with the architecture and landscape.

lighting design5.2

 

Dark Skies
Use ‘best practices’ to mitigate against light pollution… sky glow, glare, light trespass, light 
clutter, decreased visibility at night, and energy waste.

Technology
Use lowest lamp wattage available to achieve lighting goals.
Establish energy ‘effectiveness’ as design metric, as a balanced approach to design.
Create a limited ‘palette’ of standard luminaires, lamps and control equipment to facilitate 
long term maintenance of the system

Design Standards

Use ‘white light’ sources: metal halide, fluorescent, inductive fluorescent (QL), and LED. 
White light provides superior visual acuity under mesopic and scotopic lighting conditions: 
low and mid-level outdoor night time light levels. The use of white light may also enable 
lower light level targets as perception is enhanced, particularly in the peripheral viewing 
range.

Minimize ‘visual noise’. Provide lighting that minimizes glare, spill light, light trespass and light 
pollution. Glare makes the task of seeing more difficult, produces momentary discomfort 
or disability and moves the focus from the environment to the bright luminaire.

Lighting fixtures types should show a similar design attitude.  Physical design should 
exhibit a family of unified components, finishes and lamp types.

Crescent Street

High Street

Town Square

East/West Mews

Waterfront Centre

Foreshore ParkKent Avenue 

Kent Avenue North 

Avalon Park North

Woonerf

Millbay Road

EFL
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5.0public realm components

Catenary roadway fixture creates a dynamic signature, avoids 
expense and maintenance of additional street poles, with potential 
of significant energy savings.

Single lamp, pole mounted metal halide luminaire, provides 
illumination for pedestrians.

Proximate light from buildings and public will contribute significant 
low energy, high quality light.

Lighting will provide a visual connection between North and South 

High Street at the rail right of way by the use of light columns.

Options for pedestrian scale lighting.  These fixtures 
share lamping, optics and quality caracteristics with a 
different aesthetic appeal

crescent street

high street
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Colonnade of pedestrian scale, single lamp street lights provide 
illumination for paths and accents of trees.

Pole mounted metal halide accent light supports wayfinding at major 
intersections with Kent Avenue.

Steplights will illuminate the sidewalk assisting in way finding and 
providing another layer of light

Options for pedestrian scale lighting.  These fixtures 
share lamping, optics and quality caracteristics with a 
different aesthetic appeal

kent avenue corridor 

kent avenue north

EFL
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Richly textured lighting to support this area as an important venue. 
Lighting will be an ‘urban admixture’ from built forms and street lights, 
with significant contribution from proximate buildings, shop fronts, 
kiosks, etc.

Iconic, useful, festive, and artful lighting marks this civic zone and 
celebrates the river. 

town square

5.0public realm components

waterfront centre
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Low wattage (fluorescent, HID or LED lamps) lighting fixtures 
integrated into the low walls provide quality of light appropriately 
scaled for pedestrian footpaths.  Pedestrian scale illumination  will 
add interest and intimacy to the general lighting provided by the pole 
mounted luminaires along the street.

Surface mounted compact fluorescent fixtures will be integrated 

into residential entry gate.

Options for pedestrian scale lighting.  These fixtures 
share lamping, optics and quality caracteristics with a 
different aesthetic appeal

east/west mews

woonerf

EFL
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Bulkhead mounted luminaires for washlight on path and accentlighting 
on beach.

Low wattage (fluorescent, HID or LED lamps) lighting fixtures 
incorporated into low walls provide quality of light appropriately 
scaled for pedestrian footpaths.

Options for pedestrian scale lighting.  These fixtures 
share lamping, optics and quality caracteristics with a 
different aesthetic appeal

millbay road

 

public realm components 5.0
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foreshore park

The lighting will provide low level illumination on the pedestrian 
area.

Low bollards along the edge of the boardwalk will offer a glare-free 
source of light by illuminating the floor.

Adjacent building lighting will also contribute to the overall lighting 
levels.

EFL
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avalon park north

Lighting for general park areas and the public playing fields will be 
integrated for high visibility, energy efficiency, low glare and minimal 
sky glow. Light fittings for the field will be optically shielded to prevent 
off site spill light onto adjacent properties.

Options for pedestrian scale lighting.  These fixtures 
share lamping, optics and quality caracteristics with a 
different aesthetic appeal

public realm components 5.0
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Universal Design

The design of products and environments to be usable by all people, to the greatest extent 
possible, without the need for adaptation or specialized design.

Inclusive community design is at the heart of the Universal Design concept which seeks to 
ensure that products, buildings and exterior spaces are usable by all people.  With the rapid 
increase of seniors populations, there is a growing need for Universal design.  Universal de-
sign has demonstrated its multiple benefits including reduced health care costs and stress, 
opportunities for dignified aging in place and safer environments that accommodate diverse 
lifestyles.  

Site Design Considerations

Site design features to consider for universal design in East Fraserlands include, parks, signage, 
street furniture, pathways and trails, curb ramps, pedestrian crossings, parking, exterior routes, 
arrival and departure areas, outdoor amenities, obstructions, stairs and waterfront.

Wayfinding

Wayfinding is a related and increasingly important consideration in site design.  There are 
two key aspects to wayfinding:

Understanding where you are in the environment; and

Finding your way to where you want to go specific wayfinding principles include:
a. Establish a sense of place
b. Divide large spaces into distinct small parts
c. Provide frequent directional cues
d. Understand different people have different perspectives of the same space
e. Provide three types of expectations for space:

without prior knowledge of the space
with prior knowledge of the space
searching where there is no target (browsing)

 Strong visual cues are preferred over signage, allowing users to navigate through  the com-
munity more intuitively. 

1.

2.

•
•
•

5.0public realm components

Seven Principles of Usability

Designers wishing to better integrate features that meet the needs of as many users as pos-
sible should consider the following seven principles of usability:

1/ Equitable use: The design is useful and marketable to people with diverse abilities.

2/ Flexibility in use: The design accommodates a wide range of individual preferences and 
abilities.

3/ Simple and intuitive use: Use of the design is easy to understand, regardless of the user’s 
experience, knowledge, language skills or current concentration level.

4/ Perceptible information: The design communicates necessary information effectively to the 
user, regardlessof ambient conditions or the user’s sensory abilities.

5/ Tolerance for error:  The design minimizes hazards and the adverse consequences of ac-
cidental or unitintended actions.

6/ Low physical effort:  The design can be used efficiently and comfortably and with a mini-
mum of fatigue.

7/ Size and space for approach and use:  Appropriate size and space is provided for approach, 
reach, manipultation and use regardless of the user’s body size, posture or mobility.

In addition to usability, other considerations including economic, engineering, cultural, gender 
and environmental must also be incorporated into universal design initiatives.
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6.1  Rainwater management

Introduction

The rainwater Strategy for East Fraserlands is an integrated approach involving a 
mixture of engineering based and landscape based solutions. In general the aim is to 
collect, slow down and cleanse water thereby increasing the quality and reducing the 
quantity of rainwater leaving the site.

A variety of landscape based rainwater elements serve to add to the richness of the 
urban landscape, as well as the quality of the environment. 

Guiding Principles

The following principles provide a conceptual framework for development of the EFL 
rainwater management strategy:

 • Focus on water quality as the primary beneficial outcome of water   
   management systems;

 • Emphasize systems that achieve rainwater runoff capture within   
   roadways;

 • Integrate rainwater management functions into landscape features within  
   parks;

 • Allow surface flows from private land to public open space, where   
   necessary to augment rainwater capture;

 • Demonstrate sustainable rainwater management features, where practical

Plan Elements

Potential landscape based elements of a rainwater management plan proposed are:

Vegetated Swales

Vegetated roadside bio-swales lined with absorbent soil over a porous granular layer 
are proposed for North and South Kent Avenues adjacent to the existing CP Rail 
line.  Roadway drainage will be directed into the swales and permitted to absorb into 
the soil and fill the subsurface granular layer where it can seep into the surrounding 
ground over time.  The swales will be constructed with a decant pipe system that will 
direct overflow drainage into the storm sewer during heavy rainfall events and during 
wet seasons when the ground may already be saturated.
 

Potential Rain Garden Detail

A    
  

Rain Gardens 

Rain gardens in boulevards will maximize rainwater capture and treatment, while providing an 
overflow pipe system to redirect overflow drainage to the storm sewer during heavy rainfall 
events, and during extended wet periods.

Subsurface infiltration trenches are proposed for locations where rain gardens and swales 
cannot be accommodated. Trenches will include outlets from roadway catch basins to direct 
low-flow and first flush drainage into subsurface porous gravel zones within the boulevard 
areas.  Rainwater then enters the gravel area where it will seep into surrounding soils over 
time. Catch basins will also be provided with an overflow outlet to allow rainwater to 
overflow to the storm sewer.

Permeable surface treatments to reduce the total amount of impervious surface.  These may 
include porous asphalt over a free-draining load-bearing substructure for the North Kent 
pedestrian/cycle path, permeable paver systems for low volume roadways (woonerfs/ mews), 
pedestrian walkways and suitable on-street parking areas.

EFL
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Landscape Based Rainwater Components

The following plan shows the distribution of bioswales 
and rain gardens proposed in the public realm.  The 
northern portion of the site slopes south, so the 
rainwater may be collected by an extensive linear bio-
swale that will form the central spine of the greenway 
running along the rail line.  The southern portions of the 
site will be graded to form a series of water catchments 
where rainwater will be directed to a series of separate 
rain gardens within the street rights-of-way, and at the 
edges of public open space.

LEGEND

 Rainwater Elements :

 Public Land

All locations shown are indicative and 
will be subject to final design.

Landscape Based Rainwater System Conceptual Plan
N.T.S.
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Figure 2 
An ecological perspective, is one the approaches utilized to achieve sustainable shoreline 
design.

Shoreline Ecological Summary
The proposed East Fraserlands shoreline treatment should result in a net gain of fish and 
wildlife habitat, through the creation of large areas of intertidal marsh, a unique off-river 
tidal channel and sanctuary island habitat, and enhanced riparian areas.  Total intertidal 
habitat gains are over 1000 m2 and increased habitat value, largely from the construction 
of intertidal marshes.  Riparian area is increased by over 2000 m2 and will feature native 
plantings that provide food and cover for fish and wildlife.

Armouring Stone is required to protect the banks and maintaining shoreline integrity.  
However, innovative measures are proposed have been incorporated to promote fish 
habitat, including burying the armour stone, and creating riparian benches above high wa-
ter ; adding soil to encourage natural colonization of herbaceous vegetation and greening 
of the rock; and installing rocks and root wads to increase habitat diversity.   

The will result in productive shoreline for fish and wildlife, that has higher aesthetic quali-
ties and offers a changing interesting shoreline for residents using the public walkway and 
parks.  

Design will need to consider the role of plantings to:

meet the objectives fo the song bird starategy

determine appropriate interim plant species fro the back water areas prior to the 
completion of the whole kinross corridor

to encourage amphibians to wetland areas

1.

2.

3.

ecology, habitat & the fraser river6.2 
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Figure 1
East Fraserlands site showing Phase 1 shoreline location and FREMP habitat classification zones

sitewide sustainability strategies

z

Intertidal marsh and mudflat.                                  Highly productive (red) habitat zone.                 Low productivity (green) habitat zone.                 Moderately productive (yellow) zone.

East Fraserlands site showing the FREMP shoreline habitat classification.
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Shoreline Fish and Wildlife Habitats
The East Fraserlands site is located in the Fraser River estuary.  The Fraser River is one of the 
world’s most important Pacific salmon rivers and the Fraser estuary is a critical link in the 
Pacific Flyway, that is used by over a million migratory birds annually.  

Although the former industrial uses at the Fraserlands site severely impacted much of the 
property, shoreline habitats still remain and are important to sustaining fish and wildlife.  High-
ly productive intertidal habitats, such as mudflat and sedge marsh, and riparian areas, such as 
trees and shrubs, are located along the western shoreline near Kerr Street.  The central por-
tion, location of the former mill and log handling operations, has been heavily impacted and 
shoreline habitats are limited with low productivity.  Towards Boundary Road, the intertidal 
zone narrows.  The riparian trees and shrubs provide fish and wildlife habitat but invasive 
species such as blackberry limit productivity.  These habitat zones have been mapped and 
classified by the Fraser River Estuary Management Program (FREMP) using a colour coded 
rating system, to facilitate development along the Fraser River.

The shoreline habitats serve as critical feeding and refuge areas for juvenile salmon (see 
Figure 3).  The large intertidal mudflats east of Kerr Street contain large numbers of worms, 
insect larvae and other small animals that are preyed upon by juvenile salmon and other 
resident and migratory fish.  The intertidal sedge marshes that line the shoreline provide a 
refuge for salmon fry migrating downstream from upriver spawning beds, and also provide 
productive feeding areas when the high tides inundate the marsh.

Numerous species of birds frequent the East Fraserlands site, including waterfowl and shore-
birds in the intertidal habitats, songbirds in the upland areas, and birds of prey in the trees 
lining the shoreline.  Although feeding is the main avian activity, where vegetation cover is 
denser, nesting may also occur.

Wildlife includes several species of mammals, including muskrat, racoon, beaver, otter, coyote, 
voles, etc.  Use of the site is more transitory and often associated with shoreline or wetland 
habitats.  The main activities are searching for food and seeking cover in vegetated areas.

Figure 4
Proposed shoreline habitat features.

Figure 3
East Fraserlands intertidal and riparian habitats used by juvenile salmon for feeding. 

Juvenile chinook fry feeding. 

 Great blue heron in wetlands 

Mallard ducks in intertidal marsh. 

Juvenile chinook fry feeding.

Great blue heron in wetlands.

Mallard ducks in intertidal marsh.
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East Fraserlands Shoreline Design Features

To implement a sustainable shoreline design, four approaches are proposed to maximize fish 
and wildlife habitat at the East Fraserlands community:

•  preserve high productive habitat,

•  create new or unique habitat features (tidal channel, sanctuary island);

•  enhance habitat productivity (marsh benches, riparian plantings); and

•  use innovative design for infrastructure (concealed armour stone with riparian plantings, 
soil addition to rip rap to promote natural vegetation, addition of habitat features such 
as root wads)

Kinross Corridor Waterfront

The western-most shoreline modification consists of excavation of upland to create a tidal 
marsh channel and sanctuary island dedicated to fish and wildlife. There will be no public 
access to the island.  This feature will be provide high value habitat for fish and wildlife and 
will restore off-channel habitat that has been eliminated during urbanization of the Fraser 
River estuary.  

The tidal channel will be transplanted with sedge, while the sanctuary island will be transplanted 
with native trees and shrubs to provide food and cover for birds and wildlife and provide 
shoreline cover for fish.

The banks will be dressed with armour stone to protect the slopes from erosion due to wave 
action, but several innovative measures will be implemented to create a softer and greener 
treatment.  The upper portion will be buried (concealed armour stone) to create shrub 
planting benches and soil will be added stone to encourage establishment of herbaceous 
vegetation.  Root wads, boulders and other habitat enhancement features will also be added 
to increase the fish and wildlife value of the slope protection.

sitewide sustainability strategies

Excavated tidal channel transplanted with sedge 
between planted riparian area and trees island 
(shown at low tide). 

Kerr Street sedge marsh. 

Shrub plantings above marsh channel.. 

Excavated tidal channel transplanted with sedge be-
tween planted riparian area and tress island (shown 
at low tide).

Kerr Street sedge marsh.

Shrub plantings above marsh channel.
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Park Shoreline Between the Kinross Corridor and Mill Bay

The shoreline treatment will consist of armour stone with shrub benches.  Planting in the 
riparian benches will be dense to provide cover for fish and create a woody border along the 
high water line.  Only native species will be planted along the shoreline to ensure the shrubs 
and trees provide maximize benefits to fish and wildlife.  Vertical walls will be installed along 
this section of shoreline to reduce habitat impacts and provide for park areas adjacent the 
public walkway.  

The addition of soil pockets to the armour stone and installation of boulder clusters and root 
wads will increase the habitat value for fish and wildlife, and provide a greener appearance to 
the rock shoreline protection.

Riparian plantings along the shore will also include park landscaping.  Native trees and shrubs 
will be planted along the riverside of the public walkway to provide shade and fish and wildlife 
habitat, while more upland a mix of native and non-native plants will be used to enhance park 
landscaping.  To ensure connectivity with the water along public park areas, plantings will be 
planted in clusters to allow views of the river.

Just prior to Waterfront Plaza, new shoreline features will include construction of a large 
sedge marsh bench to benefit fish and waterfowl.  The marsh bench will be created just 
above mean tide level and be transplanted with native sedge, bulrush and cattail.  The public 
walkway, boardwalk and piers will provide public access to the Fraser River.

Mill Bay

The Mill Bay shoreline treatment features a more formal treatment to complement the Wa-
terfront Plaza and High Street commercial area.  This was the former site of the sawmill and 
wood handling operations so existing habitat values are low for fish and wildlife.

At the western end of Mill Bay, within the footprint of the former mill buildings, disturbed 
intertidal will be filled within a new steel bulkhead wall.  This will be the site of a new plaza 
complete with restaurant and commercial shops.  A pile-supported deck will be installed for 
use by the public.  To the east, a portion of existing upland will be excavated to create a sand 
beach and unvegetated intertidal habitat.  The shoreline habitats will consist of an intertidal 
sand/cobble beach between the upland sand beach and armour stone slope protection.  The 
cobble transition is reflective of the rocky areas typical of gravel bars and island in the Fraser 
River and provides some different habitat from the marshes and riparian benches.

A stone faced wall will define the Mill Bay basin shoreline.  Stairs and at least 1 ramp suitable 
for a maintenance vehicle will provide access to the beach, situated above high water.  A lim-
ited excavation to –3.8m depth of mostly lower intertidal sediments will create Mill Bay basin.  
The float located in Mill Bay basin will be accessed from the pile supported deck structure 
and provide temporary moorage for small vessels.  A shear boom will be installed within the 
harbour headline and demarcate the deep-water habitat within Mill Bay.

Shoreline beach with stairs 

Sand beach created at West Fraserlands 

Rock cobble beach. 

Shoreline beach with stairs

Sand beach created at West Fraserlands

Rock cobble beach

Riparian bench in concealed armour stone. 

Open riparian plantings along public walkway. 

Intertidal marsh bench with public walkway.

Riparian bench in concealed armour stone.

Open riparian plantings along public walkway.

Intertidal marsh bench with public walkway.
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SECTION B - built form and parcelization

SAMPLE
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