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REGULAR MEETING OF THE  

LAND USE AND PLANNING COMMITTEE 

Notice is hereby given of the following Land Use and Planning Committee: 

February 6, 2017 at 11:00 a.m. 

Committee Room 2, City Hall 

AGENDA 

Call to order. 

ADDITIONS / DELETIONS TO THE AGENDA 

MOTION to amend the Land Use and Planning Committee agenda. 

ADOPTION OF MINUTES 

1. Adoption of the January 9, 2017 Minutes

PRESENTATIONS 

2. No Items

UNFINISHED BUSINESS 

3. No Items

REPORTS FOR ACTION 

4. 408 - 412 East Columbia Street: Rezoning and Development Permit for

Proposed Six Storey Mixed Use Retail, Office and Residential Rental Building

- Preliminary Report

a. Staff Report

b. Applicant Presentation
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5. 260 Twelfth Street (Calvary Worship Centre and John Knox Christian

School): Rezoning from Public and Institutional Districts (Medium Rise) (P-2)

to Comprehensive Development Districts (260 Twelfth Street) (CD-68) - Bylaw

for First and Second Readings

a. Staff Report

b. Applicant Presentation

6. 220 Carnarvon Street (Holy Trinity Romanian Orthodox Church): Rezoning

from Multiple Dwelling Districts (High Rise) (RM-6A) to Public and

Institutional Districts (High Rise) (P-3) - Preliminary Report

7. 350 Johnston Street: Development Variance Permit for Frontage -

Preliminary Report

DIRECTOR’S / MANAGER’S REPORT (Oral Report)

8. 

NEW BUSINESS 

9. No Items

CORRESPONDENCE 

10. No Items

ADJOURNMENT 



 
 

REGULAR MEETING OF THE  
LAND USE AND PLANNING COMMITTEE 

 
January 9, 2017 at 12:00 p.m. 
Committee Room 2, City Hall 

  
MINUTES 

PRESENT: 
Mayor Jonathan Coté 
Councillor Patrick Johnstone 
Councillor Jaimie McEvoy 
 
STAFF: 
Ms. Jackie Teed  - Acting Director of Development Services 
Mr. John Stark  - Acting Manager of Planning 
Ms. Julia Dugaro  - Planning Analyst  
Ms. Britney Quail   - Planning Analyst 
Ms. Lauren Blake   - Committee Clerk 

 
The meeting was called to order at 12:06 p.m. 

 
ADDITIONS / DELETIONS TO THE AGENDA 
 

MOVED and SECONDED 
 THAT Item 7: 805 Sixteenth Street be added to the agenda; and, 
 
 THAT the agenda be adopted as amended. 

CARRIED. 
 All members of the Committee present voted in favour of the motion.  
  
ADOPTION OF MINUTES 
 
1. No Items 

 
PRESENTATIONS 
 
2. No Items 
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UNFINISHED BUSINESS 
 
3. No Items 
 
REPORTS FOR ACTION 
 
4.  630 Ewen Avenue: Official Community Plan Amendment and Rezoning from 

Queensborough Residential Dwelling Districts (RQ-1) to Comprehensive 
Dwelling Districts (630 Ewen Avenue) (CD-70) - Preliminary Report 

 
 Julia Dugaro, Planning Analyst, summarized the report dated January 9, 2017, 

regarding an Official Community Plan (OCP) amendment and Rezoning 
application that has been received for 630 Ewen Avenue. 

 
 In response to questions from the Committee, Jackie Teed, Acting Director of 

Development Services, John Stark, Acting Manager of Planning, and Ms. Dugaro 
provided the following information: 

 • Staff have received one phone call in response to the proposal, requesting 
additional information with respect to the form and articulation of the 
building;  • The project has been communicated to the immediate neighbours, and the 
proposal will have a public consultation process;    • A site survey and geotechnical analysis have been completed to prepare the 
site for preload and to ensure that neighbouring forms are not affected;  • The proposal incorporates landscaping in the front yard and an open grass 
area in the rear yard;   • A covered play space has been proposed for the outdoor area, as livable 
space and/or storage is not permitted due to the flood grade; and, • Street parking is available near the project. 

 
 MOVED and SECONDED 
 THAT the Land Use and Planning Committee recommend that staff process this 

Official Community Plan Amendment and the Rezoning Application as outlined in 
the process section of the report dated January 9, 2017, and that the report be 
forwarded to Council for information. 

CARRIED. 
 All members of the Committee present voted in favour of the motion. 
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5. 720 Second Street: Proposed Heritage Revitalization Agreement and Heritage 
Designation - Consideration of First and Second Readings 

 
 Britney Quail, Planning Analyst, summarized the report dated January 9, 2017, 

regarding a proposed Heritage Revitalization Agreement (HRA) and Heritage 
Designation application that has been received for 720 Second Street. 

 
In response to questions from the Committee, Ms. Quail advised that the proposed 
HRA suggests limiting the site’s food preparation abilities in order to minimize any 
impacts on neighbours, such as odors or additional vehicles.   
 
The Committee noted that Item 4.2 should indicate that the project is not within 
walking distance of the Frequent Transit Network. 

 
 MOVED and SECONDED 
 THAT the Land Use and Planning Committee recommend that Council consider 

Heritage Revitalization Agreement Bylaw No. 7887, 2017 to rezone 720 Second 
Street from Single Detached Dwelling District (RS-1) to Single Detached Dwelling 
District (RS-1)/Heritage Revitalization Agreement and Heritage Designation Bylaw 
No. 7888, 2017 for First and Second Readings, and forward the Bylaws to a Public 
Hearing on February 20, 2017. 

CARRIED. 
 All members of the Committee present voted in favour of the motion. 
 
6. Zoning Amendment Bylaw to Add "Arcade" to the List of Permitted Used in 

Commercial Zoning Districts: Bylaw for First and Second Readings 
 
 John Stark, Acting Manager of Planning, summarized the report dated January 9, 

2017, regarding a Zoning Amendment Bylaw to add “Arcade” to the list of 
permitted uses in Commercial Zoning Districts. 

 
 MOVED and SECONDED 

THAT the Land Use and Planning Committee direct staff to proceed with the next 
steps as outlined in the report dated January 9, 2017. 

CARRIED. 
 All members of the Committee present voted in favour of the motion. 
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DIRECTOR’S / MANAGER’S REPORT (Oral Report) 
 
7. 805 Sixteenth Street 
 
 Jackie Teed, Acting Director of Development Services, advised that a request has 

been received for a variance to relocate a driveway at 805 Sixteenth Street from 
Sixteenth Street, instead of the rear lane.  The proposal is to locate a parking pad in 
the right hand side of the backyard, which is the lowest grade of the backyard.  Ms. 
Teed noted that there is a monkey puzzle tree located in the left hand corner of the 
site, which would be the ideal location for a driveway.  The tree would likely be 
protected as per the Tree Removal Bylaw.  Ms. Teed advised that it is the City’s 
policy to locate driveways from lanes in order to enhance the streetscape, urban 
design and safety.   

 
In response to questions from the Committee, Ms. Teed provided the following 
information: 

 • The property does not currently have a driveway; • The owner would be entitled to an accessory building on the property; 
however, there is not entitlement with respect to the location of an accessory 
building; and, • The proposed location for the driveway has been suggested by the owner to 
allow for additional play space for grand children in the backyard.  
 

The Committee expressed concerns regarding the grade difference between the 
parking pad and the remaining yard.  The Committee noted that the wide 
boulevards of Sixteenth Street are unique, and that the proposal could be a 
disruption.  It was suggested that as there does not appear to be any hardship with 
respect to the requested variance, that staff could continue to work with the owner 
to create a better solution.   

 
NEW BUSINESS 
 
8.  No Items 
 
CORRESPONDENCE 
 
9. No Items 
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ADJOURNMENT 
 

ON MOTION, the meeting was adjourned at 12:12 p.m. 
 
 
 
      
JONATHAN COTÉ  LAUREN BLAKE 
MAYOR  COMMITTEE CLERK 
 

January 9, 2017 Land Use and Planning Committee Minutes Page 5 
Doc#980505   



R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 2/6/2017 

From: Jackie Teed 

Acting Director of Development 

Services 

File: REZ00137 

Item #: 2/2017 

Subject: 408 - 412 East Columbia Street: Rezoning and Development Permit for 

Proposed Six Storey Mixed Use Retail, Office and Residential Rental 

Building - Preliminary Report  

RECOMMENDATION 

THAT the Land Use and Planning Committee provide staff with feedback on the items 

outlined in Section 9 of this report; 

THAT the Land Use and Planning Committee recommend that Council direct staff to 

process the rezoning and development permit application for the subject properties 

located at 408 to 412 East Columbia Street based on the process outlined in this 

report. 

EXECUTIVE SUMMARY 

The applicant has applied for a Rezoning and Development Permit application to facilitate 

the development of a six-storey, mixed use development consisting of 60 secured market 

rental housing units, 650.3 sq.m. (7,000 sq.ft.) of retail space at grade and 1,124.1 sq.m. 

(12,100 sq.ft.) of office space on the second storey.  The total gross building area of the 

project is 6,450.3 sq.m. (69,430 sq.ft.).  

The rezoning application entails changing the zoning of the property from Community 

Commercial Districts (Medium Rise) (C-2A) to a new Comprehensive Development District 

(CD) that will be based on the development project statistics.  The Development Permit 

4
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application is to facilitate the review of the form and character of the proposal in accordance 

with Official Community Plan Development Permit Area Guidelines. 

At this time, staff is seeking feedback from the Land Use and Planning Committee on five 
questions in the Section 9 of this report, and recommendation from the Committee to present 

the application to Council at the next available meeting. 

1. PURPOSE

The application will permit construction of a six-storey, mixed-use building with commercial 

units at grade, one storey of office and four storeys of secured market rental residential 

above.  The purpose of this report is to request Council direction to move forward with the 

next steps for processing this application.     

2. POLICY AND REGULATIONS

2.1 Official Community Plan (OCP): The existing OCP designation for this site is (CM) 
Commercial Main Street.  As per the CM Designation, this area will include 

“commercial uses at the street level and may include commercial, office, or residential 
uses above the ground level. Densities may range from medium to high”.

The proposed six-storey, mixed use building is compatible with the intent of the CM 

designation. 

2.2 Updated Official Community Plan: Council endorsed in principle the final Draft Land 

Use Map on January 30, 2017.  Although this map would not be in effect until Council 

should choose to endorse it later this year, it is best practice to examine whether new 

applications would be in alignment with that Map.  The Draft Land Use Map proposes 

designating this site as Mixed-Use Low Rise. This designation would encourage low rise 

commercial or commercial and residential mixed use buildings which create active and 

engaging principal streets. Five and six-storey buildings would be considered in limited 

circumstances where Development Permit Area Design Guidelines are met, a 
compelling case is made and appropriate amenities are provided.  The Draft Plan also 

proposes designating the area surrounding Royal Columbian Hospital as a Special 

Employment Area, recognizing the significant role that the hospital plays in contributing 

to local economic activity and seeking to promote office development within a five 

minute walk of the hospital.  This site would be included within the Special Employment 

Area and the proposal would support the Special Employment Area through the 

provision of office space.  
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2.3 Development Permit Area: The subject property is designated as part of the 

Commercial and Mixed Use Development Permit Area #3 – Sapperton (Columbia Street

East).   The intent of the DPA Designation is: 

“Lands in this development permit area are designated in order to provide a
neighbourhood focus of commercial and multi-family residential uses”.

The objectives of this designation are: 

 Provide opportunities for a range of pedestrian-oriented commercial uses. Encourage residential use on the upper floors.

 Explore using the ends of residential streets abutting Columbia Street as public
plazas and/or additional parking (e.g., maintain or enhance public open space,

ensure adequate sidewalk, retain or replace on-street parking).

 Mitigate the impacts of the transportation corridor on adjacent uses.

The proposed development achieves the above-noted objectives by allowing for a range 

of pedestrian-oriented commercial uses with residential uses on the upper floors.     

2.4 Zoning Bylaw: The existing zoning for the site is Community Commercial Districts 

(Medium Rise) (C-2A).  The intent of the C-2A zone is to “allow mixed use 
development consisting of pedestrian oriented commercial businesses and three storeys 

of residential development above”.  The proposed development does not fit with the

existing zoning classifications for the site.  As a result, the applicant is proposing to 

rezone these properties to create a new Comprehensive Development District (CD) zone 

which would be based on the project design.   

2.5 Secured Market Rental Housing Policy: The project would provide secured market 

rental housing and support the City’s objective of increasing the supply of rental housing 
and ensuring security of tenure over time.  The applicant will be required to enter into a 

Housing Agreement with the City as a condition of the rezoning application. 

2.6 Family-Friendly Housing Bylaw and Design Guidelines:  The project achieves the 

requirements of the City’s Family-Friendly Housing Bylaw for two- and three-bedroom
units.  The project currently does not meet the Family-Friendly Housing Design 

Guidelines. A discussion of this issue is included in section 5.7.  

3. BACKGROUND

3.1 Site Characteristics and Context: The site consists of three rectangular shaped parcels 

with frontages along on East Columbia Street (see Location Map - Appendix 1).  The 

lots are currently vacant. The subject site is located across the street from Knox Plaza, 

and half a block north from the Royal Columbian Hospital. Directly to the north of the 
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subject site is a two storey mixed use building with retail at grade and residential above. 

To the south is a two storey single detached building that has had the front modified to 

a commercial style frontage and includes residential units.     

3.2 IDEA Centre: The project supports the City’s Economic Health Care Cluster initiative 
(known as IDEA Centre) to build on and support the existing and new investment in the 

Royal Columbian Hospital by providing rental units within close proximity to the 

hospital and transit, additional office space to support IDEA Centre, as well as more 

commercial amenities along East Columbia Street through the provision of at-grade 

retail on a previously vacant site.   

4. PROJECT DESCRIPTION

4.1 Project Description: The proposal consists of a 6,450.3 sq.m. (69,430 sq.ft.) six-

storey, mixed-use building with commercial uses at grade along East Columbia Street, 

one storey of office on the second floor and four storeys of residential uses above (see 

Project Drawings – Appendix 2).  Underground parking would be provided with

vehicle access off of the lane at the rear of the site.  The applicant is proposing a total of 

60 units within the development and all units would be long-term secured market rental. 

All residential units would have private patio spaces.  There would be a common 
outdoor area for the use of all residents on the roof top. 

The project entails four at-grade commercial units ranging from 153.3 sq.m. (1,650 

sq.ft.) to 190.5 sq.m. (2,050 sq.ft.).  The commercial uses that will be permitted within 

the proposed CD zoning will be based on the commercial uses permitted within the C-

2A zone as well as those which will help support important economic initiatives within 

the Sapperton neighbourhood such as the IDEA centre and the Royal Columbian 

Hospital expansion.   

The project would also contribute to this portion of East Columbia Street which is 

identified as a “Great Street” in the Mater Transportation Plan.  The project proposes a 
2.01 metre (6.58 feet) building line setback along the property frontage which would 
provide additional public realm space in front of the commercial units.  Within the rear 

lane, the applicant is proposing to provide a 1.0 metre right-of-way in favour to the City 

to accommodate the widening of the rear lane.  
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4.2 Project Statistics: 

 

 Permitted/Required 

Under C-2A 

Proposed 

Existing Site Area (gross)  1,417.1 sq.m.  

(15,254 sq.ft.) 

Site Frontage  41.14 m.  

(134.96 ft.) 

Lot Depth  34.45 m. (113.03 ft.)  

Floor Space Ratio  4.53 FSR 

Floor Area (gross)  6,450.3 sq.m.  

(69,430 sq.ft.) 

Site Coverage  71%  

Building Height 12.19 m. (40 ft.) 21.64 m. (71 ft.) 

Residential Units 28 units 60 units 

Unit Mix Family Friendly Housing 

Requirements (Rental) 

- minimum of 25% 

two-bedroom and 

three bedroom 

dwelling units 

 

- 5% of the total 

dwelling units 

shall have three 

bedrooms or more 

1 BDR: 44 (73%) 

2 BDR: 12 (20%) 

3 BDR: 4 (7%) 

 

Total: 60 Units 

Parking 60 spaces for residential  

6 spaces for visitor 

22 spaces for office 

13 spaces for commercial 

2 loading spaces 

 

 

 

5 accessible parking 

spaces 

 

 

Total: 101 spaces 

49 spaces for 

residential 

13 spaces for visitor 

and commercial  

22 spaces for office 

1 loading space 

* visitor and 

commercial spaces to 

be shared 

 

5 accessible parking 

spaces included in total 

 

Total: 84 spaces 
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5. DISCUSSION  

 

5.1 Neighbouring properties (406 E Columbia Street and 416 E Columbia Street):  

There are two neighbouring properties to the subject site where the applicant will be 

required to demonstrate that the proposed development respects the existing buildings’ 
adjacency.  Photos of the neighbouring properties are included as Appendix 3. At this 

time, the applicant has indicated they have not had contact with either neighbouring 

property owner regarding their proposed development.  Staff has asked the applicant to 

contact the owners of both properties to discuss their proposed development, the 

potential inclusion of these neighbouring properties in the proposed development, and 

identified adjacency issues.   

 

Both adjacent buildings have windows facing the development site.  The applicant 

acknowledges that they are required to show how the proposed building, through set-

backs or other design considerations, addresses the adjacent buildings.  Staff has also 

asked the applicant to demonstrate how the site at 406 East Columbia Street could be re-

developed on its own so as to not create an orphan lot situation and to negotiate with the 

neighbouring property owner at 416 East Columbia Street to address any building code 

issues created in the existing building by the proposed new development.  

  

The adjacency issues on either side of the proposed development must be resolved prior 

to the applicant conducting public consultation.   

 

5.2 East Columbia Street Setback and Shallow Lot Depth issues:  The site has a shallow 

lot depth of 34.45 metre (113.03 feet).  There is a Zoning Bylaw requirement for a 

building line setback on East Columbia Street and widening is required for the rear lane 

in order to bring it up to current City standards.  The applicant is requesting that the 

underground parkade be allowed to be built to the existing property lines.  This would 

assist the applicant in providing the off-street parking requirements without having to go 

down another level for parking, which they indicate would prove to be cost prohibitive 

for a rental residential project.   

 

5.3 Rights-of-Way:  Staff has determined that the full width of a 3.05 metre (10 foot) 

building line setback, along with the existing 3.5 metre sidewalk, is not required along 
East Columbia Street. A reduced building line setback of 2.01 metres (6.58 feet), would 

allow the building to be brought forward slightly at the ground level and stepped back 

further at the upper residential level, while still providing a generous public realm space.  

The applicant would provide a 2.01 metre statutory right-of-way along East Columbia 

Street and a one metre (3.28 feet) statutory right of way along the rear lane.  This 

proposal is supported in principle by the Engineering Department and will be further 

reviewed as part of the development review process. 
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5.4 Proposed Density:  Under the existing zoning 28 residential units would be permitted 

along with a requirement for at-grade commercial.  The proposal includes at-grade 

commercial, one storey of office, in support of the IDEA Centre, and 60 residential units 

in four storeys.  Staff has done preliminary analysis comparing potential development 

scenarios, based on current policy interpretation, as follows:  
 

1)  existing zoning; 

2)   rezoning to six-storeys for secured market rental; and 

3)  rezoning to six-storeys for secured market rental and office space (the applicant’s   

 proposal).   

 

A summary of the scenarios is included below.  Based on this analysis, the applicant is 

requesting an additional 0.92 residential FSR and 18 residential units in compensation 

for the office space.  

 

 Existing Zoning 

Comparison 

Scenario  –   

4-storey Mixed Use 

/ No Office 

 

All Rental Rezoning 

Comparison 

Scenario –  

6-storey Mixed Use / 

No Office / Bonus 

for Rental (50%) 

Applicant’s Proposal 
-  

6-storey Mixed Use /  

With Office / Bonus 

for Rental (50%) 

Residential 

FSR 

1.42 2.13 3.05 

Total Units 28 42 60 

 

 

5.5 Reduced Residential Parking, Shared Parking and Increased Compact Parking 

Stalls: The applicant is proposing a three stall reduction for the residential use, shared 

parking between the residential visitor and commercial space, and an increased number 

of compact parking stalls from 30% to 56%.  As per Section 150.75 of the Zoning 

Bylaw, shared parked is permitted subject to the applicant providing a parking demand 

study which justifies the sharing of spaces.  The applicant has had preliminary 

discussions with a car sharing company and has indicated they would provide two car-

share spaces for the development.  The applicant will be providing a Transportation 

Study to support the request for a variance in the number of stalls, the shared parking 

and increased number of compact stalls.  Parking is a concern within the area and all 

attempts to use demand management provisions identified in the Zoning Bylaw should 

be explored.  
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5.6 Reduced Number of Loading Spaces: The applicant is proposing one loading space for 

the office and commercial space where the Zoning Bylaw requires two.  The proposed 

commercial and office space is approximately 102.2 sq.m. (1,100 sq.ft.) over the space 

allocation that triggers a second stall in the Zoning Bylaw. The Transportation Study 

will be required to support the request for reduction.   
 

5.7 Family-Friendly Design Guidelines: The applicant is exploring a non-traditional unit 

concept that includes a double loaded corridor floor plate with deeper, narrower units 

that, according to the applicant, would provide more affordable, flexible units in close 

proximity to the hospital.  The three bedroom units meet the Family-Friendly Design 

Guidelines but the proposed one and two bedroom units do not which state that 

bedrooms must have a window directly to the outside, except for the smallest bedrooms 

in three bedroom units, which must have indirect natural light from at least two sources 

(glass wall, light tube, or wall, etc.), one of which may be the doorway.  The applicant is 

proposing one bedroom units where the bedrooms do not have a window directly to the 

outside but use glass walls and doors to provide indirect light, and two bedroom units 

that have direct light (windows) for the main bedroom but the second bedroom would 

only have indirect light through the use of glass walls and doors.  Precedent images 

provided by the applicant are included as Appendix 4.   

 
The Family-Friendly Housing Policy outlines possible exemption to the policy for 

rezoning applications if the applicant addresses other corporate objectives (e.g. 

affordable housing or employment generation) or for which existing site conditions 

make complying with the requirements inappropriate.   

  

6. CONSULTATION  

 

The applicant will be required to undertake public engagement as part of this Rezoning 

and Development Permit application which will include a presentation to the McBride-

Sapperton Residents’ Association and an applicant led Public Open House.    
 

7. REVIEW PROCESS  

 

Next Steps 

 

The anticipated next steps in the application review process are: 

 

1. Land Use and Planning Committee referral of DP Application to City Council. 

2. Public Consultation (Applicant-led Public Open House and Presentation to the 

McBride-Sapperton Residents’ Association).  

3. Review by the New Westminster Design Panel.  

4. Housing Agreement Principles Report to City Council. 
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5. Review by the Advisory Planning Commission. 

6. Consideration of First and Second Reading of Rezoning Application.  

7. Public Hearing and consideration of Third Reading of Rezoning Application by 

Council and Housing Agreement Bylaw by Council. 

 
8. INTERDEPARTMENTAL LIAISON 

 

Team-Based Project Review 

 

The City has now initiated a project team based approach for reviewing development 

applications.  A Staff-led project team has been assigned for reviewing this project 

consisting of staff from the Building, Planning (Development Services), Engineering, and 

Parks and Recreation departments.  The Electrical Services Department will also be 

included early in the process.  

 

9. FEEDBACK FROM LAND USE AND PLANNING COMMITTEE 

 

During staff’s review of the preliminary plans several issues have been identified where 
comments and consideration from LUPC is sought.   

 

1. Based on the preliminary development scenario analysis identified in section 5.4, the 

applicant is requesting an increase of approximately 0.92 FSR for residential uses, and 

18 residential units in exchange for the office space.   

 

Does LUPC have feedback on the development’s proposed density and height in 

return for the provision of secured market rental and office space?  

 

2. The applicant is proposing a non-traditional unit layout whereby one and two 

bedrooms do not have direct access to natural light, which would not conform to the 

Family-Friendly Housing Policy Design Guidelines.  

 

Does LUPC have feedback on the provision of these proposed unit layouts? 

 
3. The building has some articulation at the residential storeys, yet further refinement of 

its massing could make a better fit within the context of the surrounding streetscape 

and neighbourhood.   

 

Does LUPC have feedback on the building’s massing and fit within the existing 
streetscape and neighbourhood? 
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4. The applicant is proposing to provide a significant increase in the percentage of 

compact parking stalls (56% versus 30% specified in the Zoning Bylaw).   

 

Does LUPC have feedback on the proposed provision of compact stall spaces?  

 
5. The preliminary plans meet the requirement for useable open space through the 

provision of the landscaped rooftop.  No interior amenity space is being proposed.   

 

Does LUPC have comments regarding the provision and location of amenity space?   

 

10. OPTIONS 

 

The following options are offered for consideration of the LUPC: 

 

1. That the Land Use and Planning Committee provide staff with feedback on the items 

outlined in Section 9 of this report; 

 

2. That the Land Use and Planning Committee recommend that Council direct staff to 

process the rezoning and development permit application for the subject properties 

located at 408 to 412 East Columbia Street based on the process outlined in this 
report; 

 

3. That the Land Use and Planning Committee recommend that staff work with the 

applicant on outstanding issues and bring the revised proposal back for further 

feedback from the Committee; 

 

4. That the Land Use and Planning Committee provide staff with alternative feedback. 

 

Staff recommends Option 1 and 2. 

 

 

 

 

ATTACHMENTS 

 

Appendix 1: Location Map 

Appendix 2: Project Drawings 

Appendix 3: Photos of Adjacent Properties 

Appendix 4: Precedent Images 
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This report has been prepared by: 

Carolyn Armanini, Planning Analyst 

This report was reviewed by: 

John Stark, Acting Manager of Planning 

Jackie Teed 

Acting Director of Development 

Services 



 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix 1 

Location Map 



Location Map - Proposed Development - 408 to 412 E. Columbia St.

This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be

accurate, current, or otherwise reliable.
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Appendix 2 

Project Drawings 
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0.35 CLEAR 
GROUND LEVEL
STUCCO NEAR

CRU'S - ENTRIES TO BE CONFIRMED
OFFICES  
LOBBY

EXISTING STREET TREES TO  BE RETAINED

   PLANTED  POTS

DECORATIVE PAVER:
CORTEZ CHARCOAL
HYDRAPRESSED SLABS

DECORATIVE PAVER:
CORTEZ NATURAL
HYDRAPRESSED SLABS

DAVE, FIBERGLASS PLANTER by Atlas Plots

LARGE: 51cmDEEP x 51cmW IDE x 70cmTALL (20X20X27.5H)

Black color : Ph.: 604-960-0556

WISHBONE BIKE RACK
TENAJ Model No TJBR-34,
in Metallic Silver

PLANTED SIZE / REMARKSCOMMON NAMEBOTANICAL NAME
PLANT SCHEDULE-GROUND FLOOR ONLY

KEY QTY
SHRUB

3 TAXUS X MEDIA 'HICKSII' HICK'S YEW 1.25M B&B
GRASS

12 HELICTOTRICHON SEMPERVIRENS BLUE OAT GRASS #1 POT
PERENNIAL

36 LITHODORA D. HEAVENLY BLUE LITHODORA 9 CM POT
12 SEDUM ALBUM VAR. MICRANTHUM C̀ORAL CARPET' CORAL CARPET STONECROP 9CM POT

NOTES:  * PLANT SIZES IN THIS LIST ARE SPECIFIED ACCORDING TO THE CANADIAN LANDSCAPE STANDARD, LATEST EDITION.  CONTAINER SIZES SPECIFIED
AS PER CNLA STANDARDS.  BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES.  * REFER TO SPECIFICATIONS FOR DEFINED
CONTAINER MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS.  * SEARCH AND REVIEW: MAKE PLANT MATERIAL AVAILABLE FOR OPTIONAL
REVIEW BY LANDSCAPE ARCHITECT AT SOURCE OF SUPPLY.  AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY. * SUBSTITUTIONS:
OBTAIN WRITTEN APPROVAL FROM THE LANDSCAPE ARCHITECT PRIOR TO MAKING ANY SUBSTITUTIONS  TO THE SPECIFIED MATERIAL. UNAPPROVED
SUBSTITUTIONS WILL BE REJECTED.  ALLOW A MINIMUM OF FIVE DAYS PRIOR TO DELIVERY FOR REQUEST TO SUBSTITUTE.  SUBSTITUTIONS ARE SUBJECT TO
CANADIAN LANDSCAPE STANDARD - DEFINITION OF CONDITIONS OF AVAILABILITY. ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED
CANADIAN LANDSCAPE STANDARD'S LATEST EDITION. ALL PLANT MATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSERY
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408-412 East Columbia 
 Proposed Six Storey Mixed-Use: 

Retail, Office and Residential Rental 
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SUVA Architecture Inc. 
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view from bedroom overlooking living/dining area 



View from bedroom into hallway closet area and built-in workstation 



view looking through glazing into bedroom/en-suite 



side profile view of glazing overlooking living/dining area 



front view of glazing/bedroom from living/dining area 



406 EAST COLUMBIA: MASSING STUDY 

Level 1 (Retail)  2,640 SF 
Level 2 (Residential) 2,420 SF (2 units) 
Level 3 (Residential) 2,420 SF (2 units) 
Level 4 (Residential) 2,420 SF (2 units) 
TOTAL (Gross)  9,900 SF 
 
Site Area  5,080 SF 
FSR   1.9 
 
Secured Market Rental Housing: 6 units 
 
Retail Parking 1/1,000sf 3 stalls 
Office  
Residential 1/unit  6 stalls 
Visitor  0.2/units 2 stalls 
Stalls Required   11 
stalls 
Car Share   1 stall 
  (NET reduction 4 stalls) 
Stalls Provided    7 
stalls 
 
 



R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 2/6/2017 

From: Jackie Teed 

Acting Director of Development 

Services 

File: REZ00107 

Item #: 4/2017 

Subject: 260 Twelfth Street (Calvary Worship Centre and John Knox Christian 

School): Rezoning from Public and Institutional Districts (Medium Rise) 

(P-2) to Comprehensive Development Districts (260 Twelfth Street)  

(CD-68) - Bylaw for First and Second Readings 

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend that Council consider 

Zoning Amendment Bylaw 7905, 2017 for First and Second Reading and forward the 

Bylaw to a Public Hearing on March 27, 2017. 

EXECUTIVE SUMMARY 

An application has been received to rezone the site at 260 Twelfth Street to allow a 

development with the Calvary Worship Centre and John Knox Christian School sharing the 

building and parking. The school would have up to 450 students and 30 staff. The sanctuary 

of the worship centre would hold up to 250 people. The applicants have consulted with the 

Brow of the Hill Residents’ Association, and held a public open house.

The project satisfies a number of important City objectives and policies:  

1. The project satisfies the current and future Official Community Plan Land Use

Designation and the density identified for the site.

2. The site is in close proximity to transit, commercial amenities, schools and parks.

5
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3. The proposed school provides educational opportunities for residents of New 

Westminster. 

4. The Transportation Demand Management Plan will manage traffic around the school 

while supporting alternate means of arriving and departing school for teachers and 

students. 
5. The project design was supported by the New Westminster Design Panel. The project 

design satisfies the intent of the Official Community Plan Development Permit Area 

Designation. 

6. The project has been supported by the Advisory Planning Commission. 

 

1. PURPOSE 

 

This applicant proposes to rezone the site to permit a 56,736 square foot (5,271 square 

metre) building for the Calvary Worship Centre and John Knox Christian School. The 

purpose of this report is to request that Council consider first and second reading of Zoning 

Amendment Bylaw 7905, 2017 and forward the bylaw to a Public Hearing.  

 

2. POLICY AND REGULATIONS  

 

2.1 Official Community Plan Land Use Designation: 
  

The site is designated (RLT) – Residential – Lower Twelfth Street in the Official 

Community Plan. The Plan describes this designation as: 

  

(RLT) Residential – Lower Twelfth Street: this area will contain low and medium 

density multifamily residential units such as townhouses, stacked townhouses, low rise 

and high rise buildings. Depending on the provision of public amenities, a density bonus 

may be provided in order to reach the upper limits of density in this area. This area will 

also contain community amenities such as churches, child care, or community space. 

Small scale local commercial uses such as home based businesses or live/work studios 

may be permitted. 

 

The proposed school and church uses are community amenities and conform to the Official 

Community Plan land use designation. 

 
2.2  Lower Twelfth Street Area Plan: 

 

The Lower Twelfth Street Area Plan identifies this site as part of the Key West Character 

Area. That area is identified to allow a base density Floor Space Ratio of 1.5 with a 

maximum Floor Space Ratio of 2.5. The proposed development satisfies the density 

identified by the Official Community Plan and the Lower Twelfth Street Neighbourhood 

Plan. 
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2.3  Official Community Plan Development Permit Area Designation: 

 

The site is designated as part of Comprehensive Development Permit Area #1 – Lower 

Twelfth Street. The purpose of this Development Permit Area is: 

 
The Lower Twelfth Street area, identified as Development Permit Area #1 is designated 

for a combination of service commercial and residential uses. The Lower Twelfth Street 

Development Permit Area is intended to encourage a mix of land uses. The existing 

industrial and service commercial land uses will be encouraged and will be compatible 

with proposed residential and commercial land uses also intended for the area. This 

Development Permit Area provides objectives and guidelines for the form and character 

of service commercial and residential development.  

 

The proposed use is Institutional. The Development Permit Area is designated in order to 

provide objectives and guidelines for the form and character of service commercial and 

residential development. As the proposed use is Institutional, no Development Permit will be 

required.  

 

2.4  Zoning Bylaw: 

  
The site is zoned Public and Institutional Districts (Medium Rise) (P-2). The purpose of the 

P-2 zone is to allow institutional uses at a medium density scale, with a maximum floor 

space ratio of 1.0. The proposed school and church use fit the land uses allowed in the P-2 

zone. Rezoning of the site is required because the Floor Space Ratio proposed exceeds the 

1.0 allowed in the P-2 zone.  

 

3. BACKGROUND 

 

3.1   Site Characteristics and Context: 

  

The site is currently surrounded on all sides by commercial and industrial development. To 

the north, west and south are car dealerships and auto repair businesses. To the east is the 

Gas Works site. The Lower Twelfth Street Area Plan vision for the area is a medium density 

mixed use community with Twelfth Street as the spine of the neighbourhood.  

 

3.2  Previous Applications 

 

In December 2013, the subject property was rezoned from Light Industrial Districts (M-1) to 

Public and Institutional Districts (Medium Rise) (P-2) in order to allow the construction of a 

new 32,850 square foot building for the Calvary Worship Centre, without John Knox School. 

The sanctuary proposed in the application would accommodate up to 1,150 people. The 

building proposed would have had a floor space ratio of 0.93 and a site coverage of 62.7%. 

The building would have had a height of 34.0 feet with the peak of the spire at 54 feet.  
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4. PROJECT DESCRIPTION 

 

4.1   Project Description: 

 

The applicant proposes to develop the site for John Knox Christian School and a church 
office and worship area for Calvary Worship Centre. In the initial enrolment, John Knox 

School would have grades six to twelve with up to 400 students. The proposal includes the 

ability to expand the school population in the future to 450 students. Calvary Worship would 

conduct service for up to 250 people in the multipurpose gymnasium on some evenings and 

all weekends.  

 

The proposed building would be 56,736 square feet (5,271 square metres). The school would 

have 45 full time equivalent staff positions including aides, teachers and administrators. The 

project provides 47 parking spaces and a student drop off and pick up area within the parking 

area.  

 

Project Statistics:  

 

Site Area: 37,585 square feet (3,491.8 square metres) before 

dedication 

35,327 square feet (3,282 square metres) after 

dedication 

Proposed Zoning: Comprehensive Development Districts (260 Twelfth 

Street) (CD – 68) 

FSR: 1.60 

Site coverage: 60 % 

Height: 65.9 feet (20.08 meters) 

 

5. DISCUSSION 

 

5.1  Processing of this Application 

 

The application could be processed using the Public and Institutional Districts (High Rise) 

(P-3) zone given that the project proposed would satisfy the land use and density of that 

zone; however a Development Variance Permit would be required to allow the proposed site 
coverage and the front, rear and side yards. In order to provide all of the regulations for the 

site in one place, a Comprehensive Development Zoning schedule has been developed. A 

draft of the Zoning Amendment Bylaw is attached to this report as appendix #8.  

The following chart compares the P-3 and CD-68 zones. The permitted uses in the two zones 

are identical.  
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 Public and Institutional 
Districts (High Rise)  

(P-3) Zone  

Comprehensive Development 
District (260 Twelfth Street) 

(CD – 68) Zone 

   

Front Yard – Third Ave. 25.0 feet (7.62 metres) 25.0 feet (7.62 metres) 

Rear Yard - South 25.0 feet (7.62 metres) 5.0 feet (1.52 metres) 

Rear Yard – above 30 

feet (9.14 metres) 

25.0 feet (7.62 metres) 5.0 feet (1.52 metres) 

Side yard – 12
th

  Street 25.0 feet (7.62 metres) 5.0 feet (1.52 metres) 

Side Yard -West 22.2 feet (6.77 metres) 10.0 feet (3.04 metres) 

Site Coverage 40 % maximum 60 % 

Floor Space Ratio 1.6 plus bonus  1.65 

Building Height 180 feet (54.9 metres) 66 feet (20.11 metres) 

   

 

5.2  Transportation Issues 

 

The Lower Twelfth Street Area Plan identifies a dedication at the south end of this site for a 

future Mews Roadway that will allow future access to the properties to the west of this site. 

That dedication will be used as the driveway to the school. In the future, if the site to the 
south develops, a similar dedication would be provided for the other half of the road and then 

the school would have a short driveway off the new street.  

 

A Parking and Transportation Impact Assessment Study prepared by Bunt and Associates 

has been provided with the application. The report identifies significant transportation 

demand management measures such as the provision of a school bus, the staggering of start 

and finish times, monitoring of the results and a process for resolving complaints. The Study 

has been accepted by the Engineering Department. Appendix #6 provides a summary of the 

report and a letter from the school that commits it to implement the recommendations of the 

report. 

 

6. CONSULTATION 

 

6.1  Public Consultation 

 

On September 20, 2016 the applicant held an Open House and presented the project at the 

Brow of the Hill Residents’ Association. Advertising for the meeting, comments from the 
meeting and other contact with residents in the area of the proposed school and worship 

centre are summarized in Appendix #5.  
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6.2  Consideration by the Advisory Planning Commission 

 

The Advisory Planning Commission considered the application at their meeting held on 

January 17, 2017. The Commission offered the following comments and passed the 

following motion: 
 

The Commission acknowledged the concerns regarding traffic, parking and safety issues. In 

addition, the Commission noted the following comments: 

 

 It was suggested that the pedestrian and bike routes to the school may not have 
been adequately addressed.  The bicycle infrastructure to the school may 

require upgrading; 

 It was suggested that the long term bicycle storage could be relocated to 
parking stalls one, two and three, for easier accessibility from the driveway 

ramp; 

 It was acknowledged that the proposed Official Community Plan outlines this 
area as medium to high density, and that congestion would likely increase 

regardless of the school.  Therefore, traffic and parking issues would need to 

be addressed at a City level in the future as the area densifies;  

 It was suggested that drivers may drive more carefully if a school is located in 
the area;  

 The parking lot for the church congregation appears adequate, and meets the 

bylaw requirements;   It was suggested that the applicant could contact the City for information 

regarding the Intelligent City initiative to include as part of the infrastructure of 

the school;  

 The proposed school has a good, compact design;   The proposal could provide vibrancy to the neighbourhood, and could provide 
animation at night;  

 The proposal could provide a positive interface between the commercial space 
located along Stewardson Way and Third Avenue and the residential area 

located along Twelfth Street; and, 

 The proposal could act as an anchor for Lower Twelfth Street.  
 

 MOVED and SECONDED 

 

THAT the application for the Rezoning at 260 Twelfth Street be supported. 

CARRIED. 

All members of the Commission present voted in favour of the motion. 

 

The complete minutes of the Advisory Planning Commission consideration are attached to 
this report as Appendix #7. 
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6.3  New Westminster Design Panel Consideration: 

 

The project was considered by the New Westminster Design Panel on July 26, 2016. The 

Panel passed the following motion. 

 
MOVED and SECONDED 

  

THAT the Panel supports the project at 260 Twelfth Street subject to the above noted 

comments. 

           Carried. 

 

The project has been reviewed by the New Westminster Design Panel who supported the 

design, bulk, placement, building height, yard requirements and site coverage of the building 

as identified in the CD-68 zone. 

 

The full notes from the Panel’s consideration are attached to this report as Appendix #4. All 
of the comments have been addressed and the changes are included in the plans being 

presented with this application. 

 

7.  REVIEW PROCESS 
 

The application has been processed as per the schedule established in the initial report to the 

Land Use and Planning Committee. 

 

1. LUPC recommendation to initiate the processing of this application. July 4, 2016 

2. Application is reviewed by all City Departments. Complete 

3. The project is considered by the New Westminster Design Panel. July 26, 2016 

4. The applicant will hold a public meeting and consult with the Brow of the Hill 

Residents’ Association. September 20, 2016 

5. The project is considered by the Advisory Planning Commission. January 17, 2017 

6. LUPC consideration of rezoning. February 6, 2017 

7. LUPC recommendation to Council.  

8. Council consideration of the Zoning Amendment Bylaw.  

 

8.  ADOPTION REQUIREMENTS 

 

1. Referral to the Ministry of Transportation and Infrastructure. 

2. A No Build Covenant which has attached, the off-site requirements of the Engineering 

Department and the project plans shown at Public Hearing. In order to remove the No 

Build covenant; a Building Permit which satisfies the Engineering requirement and is 

consistent with the registered plans must be issuable.  Engineering requirements are 

attached to this report as Appendix #9. 
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9.  OPTIONS 

 

There are two options for LUPC’s consideration; they are:  
 

1. That the Land Use and Planning Committee recommend that Council consider Zoning 
Amendment Bylaw 7905, 2017 for First and Second Reading and forward the Bylaw 

to a Public Hearing on March 27, 2017  

 

2. That the Land Use and Planning Committee Provide staff with alternative feedback. 

 

Staff recommends Option 1.   

 

 

 

ATTACHMENTS 

 

Attachment 1: Location Map 

Attachment 2 Project Plans 

Attachment 3: Development Permit Area Designation 

Attachment 4 New Westminster Design Panel 
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Attachment 9: Engineering Requirements 

 

 

This report has been prepared by: 

Jim Hurst, Planner 

 

This report was reviewed by: 

John Stark, Acting Manager of Planning 

 

   

 

  

Jackie Teed 

Acting Director of Development 

Services 
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Attachment 3 

Development Permit Area 

Designation 



The site is designated as part of Comprehensive Development Permit Area #1 – Lower 
Twelfth Street. The purpose of this Development Permit Area is: 
 

The Lower Twelfth Street area, identified as Development Permit Area #1 is designated for a 
combination of service commercial and residential uses. The Lower Twelfth Street 
Development Permit Area is intended to encourage a mix of land uses. The existing 
industrial and service commercial land uses will be encouraged and will be compatible with 
proposed residential and commercial land uses also intended for the area. This Development 
Permit Area provides objectives and guidelines for the form and character of service 
commercial and residential development.  

 
The proposed use is Institutional. The Development Permit Area is designated in order to 
provide objectives and guidelines for the form and character of service commercial and 
residential development. As the proposed use is Institutional, no Development Permit will be 
required.  
 



Attachment 4 

New Westminster

Design Panel



4.3 260 Twelfth Street  

Jim Hurst, Development Planner, summarized the report dated July 26, 2016 regarding an application 
that has been received to rezone the site at 260 Twelfth Street to allow a development with the Calvary 
Worship Centre and John Knox Christian School sharing the building and parking.  

In response to questions from the Panel, Mr. Hurst reported that in proceeding with this application 
neighbourhood consultation would be required.  

Witmar Abele, KMBR Architects Planners Inc., and Pat Campbell, PMG Landscape Architect Inc., 
provided a PowerPoint presentation regarding the potential plans for the project.  

Following questions from the Panel, Mr. Abele and Ms. Campbell provided the following information:  

 City Bylaws do not require on‐site pick up and drop off; however, it is anticipated that drop off spaces 
would be implemented in the school’s underground parkade, as well as on Third Avenue and Twelfth 
Street;  

 Plans to activate the school rooftop are being finalized;  

 Metal paneling on the building would be decorative and would not provide solar power; however, the 
school would aim to be energy efficient ; and,  

 It is not anticipated that residential homes views would be affected by the building.  

Discussion ensued, and the Panel provided the following comments:  

 Further connectivity throughout the school could be considered;  

Doc #908959 New Westminster Design Panel Page 5 July 26, 2016 

 Implementing a different colour or accent throughout the building was suggested;  

 An atrium could soften the area between the street and the schoolyard;  

 Further consideration regarding pick up, drop off and traffic management could be required;  

 The concrete wall of the parkade could be altered to add more interest to the streetscape;  

 The building frontage on the Third Street elevation lacks the innovation illustrated on Twelfth Street;  

 Lighting concerns were expressed for the courtyard of the school. It was suggested that landscape 
lighting could help target this issue;  

 Implementing permeable fencing was suggested to address safety concerns;  

 Considerations regarding adequate shade could be explored when finalizing plans for the rooftop area. 
It was further suggested that a green roof be considered; and,  



 The edges of the building could be further addressed for the potential Official Community Plans for the 
area.  

 

MOVED and SECONDED  

THAT the Panel supports the project at 260 Twelfth Street subject to the above noted comments.  

Carried.  

David Roppel voted in opposition of this motion.  
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Summary of Public 

Consultation



Summary of John Knox Christian School’s (JKCS) 
Public Consultation Efforts and Events 

 

Notification of a Public Open House was published in the “Royal City Record” community newspaper on 
September 8th and 16th. The notice informed readers that JKCS and Calvary Worship Center (CWC) had made 
an application to the City of New Westminster to rezone 260‐12th Street to enable the development of a 450 
student high school in conjunction with church facilities.  

Flier Distribution: Prior to the September 20th Public Open House and Brow of the Hill Residents Association 
event, information fliers were delivered to the businesses, multi‐residential complexes and residences that 
fell between a 49 and 230 meter radius of the 260‐12th Street site. Delivery of the fliers commenced on 
September 13th and was completed on September 18th. Extension of the 100 meter flier distribution 
requirement was undertaken because very few residential and commercial buildings are located within 100 
meters of 260‐12th Street. Seventeen commercial, residential and multi‐residential properties (including 
Discovery Reach Place which contains 147 privately owned units) received notification of the September 20th 
Public Open House and Brow of the Hill Residence Association meeting events. 
 
Strata Council Meeting: The JKCS Principal and a JKCS Building Committee member attended Discovery 
Reach Place’s Strata Council meeting on September 12, 2016 to present details related to the building plans 
and rezoning application. After responding to their questions about the building project, the Strata Council 
members expressed their unanimous support and requested that we keep them updated on our progress 
and let them know of any practical things they can do to support the project.    

Additional Information Distribution Efforts:  
 Prior to the September 20th Public Open House, notifications in person or by email were given to 20  

or more New Westminster business and residence owners who live within a ten block radius of the 
proposed JKCS site. The notifications contained information about the proposed rezoning and 
development plans. Informed parties were encouraged to address comments and concerns to the 
City of New Westminster and JKCS.  

 Three Strata Agents who manage buildings in the area for Pacific Quorum, Rancho Management and 
New Point Management, were notified and encouraged to further distribute the JKCS public 
information to the buildings and units within their portfolio.  

 Email notifications were sent to the Strata Council and Property Manager of 104 residential strata 
units of Queens Terrace, located at 1032 Queens Avenue, informing them about the proposed 
rezoning. A follow‐up meeting, to present details of the latest plans and rezoning details to the 
management of Queens Terrace, is currently being organized.  

 On September 23rd a meeting with the owner of the apartment building at 1009‐3rd street was 
attended by Anne Ferguson and a JKCS Building Committee member. The purpose of this meeting 
was to present information related to the JKCS/CWC building project and to address any of the 
property owners’ questions or concerns. The information was well received and the response 
supportive.    

The Public Open House was held on September 20th from 4:00 – 7:00 pm in the Community Room of Buy 
Low Foods located at 555‐6th Street New Westminster.  

Summary of Public Open House: 



 The Open House was attended by the following representatives of the Applicant: Anne Ferguson, 
Principal of JKCS and Witmar Abele, JKCS’s Architectural Institute of British Columbia (AIBC) project 
architect. 

 Information material for the proposed new school included six 24” x36” colour display panels, 
including floor/site plans, and 3‐D Architectural Renderings, as well as additional project information 
projected onto a wall from a laptop/projector.  

 Approximately 12 people visited the open house over the course of 3 hours. The visitors ranged from 
young couples with children to senior citizens. Inquiries were made by people living very near the 
subject site and by some living further away.  

 Each visitor was given a detailed overview of the project and was encouraged to ask questions 
related to the information presented. All questions were answered.  

 Visitors offered compliments on the project and several were excited by the prospect of new 
development in the Lower 12th Street Area.  

 There were no major concerns or objections received.  

 

Summary of presentation to the Brow of the Hill Residents’ Association Meeting: 

 The September 20, 2016 Brow of the Hill Residence Association Meeting (BHRA) was held 
immediately following the aforementioned Public Open House, in the same Buy Low Foods room and 
location.  

 The Open House was attended by the following representatives of the Applicant: Anne Ferguson, 
Principal of JKCS, Witmar Abele, Architect AIBC, project architect for JKCS and Jim Hurst, Chief 
Planner, City of New Westminster.  

 The JKCS/CWC building proposal was on the agenda for discussion at this meeting. 
 Jim Hurst opened with an introduction to the project and an overview of the re‐zoning process.  
 Anne Ferguson provided an introduction to JKCS as an organization. 
 Witmar Abele gave a 15 minute presentation of the architectural design for the proposed new school 
 Following the presentation there was a brief question and answer period.  
 There were no major concerns or objections noted.  

After the presentation and Question and Answer session the Chair of the BHRA asked if there would be an 
opportunity to submit future questions or concerns. Anne Ferguson provided her email address for the 
committee members to use if questions arise.  
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1. TRANSPORTATION DEMAND MANAGEMENT 
The New Westminster Master Transportation Plan indicates that by 2041, at least 60% of all trips 

should be made by sustainable modes (walking, cycling or transit).  In order to actively pursue 

these long-term goals, a set of Transportation Demand Management (TDM) strategies and safety 

improvements have been proposed as noted below to encourage healthy and spatially more 

efficient transportation modes for trips to/from schools.   

1.1.1 Possible TDM Goals and Actions 

The John Knox Christian School currently offers a school bus service from the Elementary 

school to the Carver High School.  

132 of the students attending the current high school travel to and from campus on a 

school bus. JKCS will continue to offer this service once the new high school is opened in 

the New Westminster location. The routing for this school bus service is still to be 

determined, but may have potential for intermediate stops such as at New Westminster 

Station to increase ridership. The school will continue to offer Go Cards for public transit, 

which provide fare concessions and generally encourage transit use. Students can also 

apply to be provided with a fully sponsored Compass Card for special 

circumstances/travel needs. 

Table 3.2 below presents a potential list of these and additional TDM strategies and 

safety improvements and the expected party response for implementing each respective 

effort.  It is noted this list is not intended to be exhaustive. Further strategies may be 

included during the course of the planning process and as school access patterns become 

clearer after opening day.  

Appendix C provides a TDM Letter of Commitment from the JKCS. The letter identifies 

that many of the proposed TDM strategies are already being utilized at the existing 

school. JKCS intends to continue these strategies as well as employ new measures as 

identified in the table below and explicitly stated in the attached letter. It should be noted 

that the City of New Westminster as well as the community at large should also contribute 

to or lead many of the TDM measures. 

 

 

 

  



Table 5.1 Transportation Demand Management (TDM) Strategies and Safety Improvements 

Transportation Demand Management (TDM) Strategies 

Responsible Party 

School 
Admin 
(JKCS) 

City of      
New 

Westmin-
ster 

Community 

AVOID, SHIFT, IMPROVE (VEHICLE TRIPS) 

Promote more compact and mixed-use land-use that reduces travel 
distances over the long-term 

 X  

Manage vehicle travel demand by managing roadway supply  X  

Develop school accessibility and connectivity performance metrics by 
mode to encourage street design and pathway connections that promote 
walking and cycling and guide future school developments 

 X  

Generally encourage early/late arrival to avoid and spread the traffic 
congestion and short-term parking demand 

X X  

Create and encourage participation in after-school programs to spread 
short-term parking demand and vehicle trips 

X   

Develop take-home education pamphlets that emphasize the long-term 
health benefits of active mode use, and which counters the notion that 
these modes are unsafe 

X  X 

Prioritize the use of the on-site parking based on expected need/length of 
waiting (discussed in Section 3.3) 

X   

Stagger school start and end times for different grades X   

PROMOTING SAFETY 

Monitor sightlines for traffic and pedestrians   X   

Ensure proper traffic control and signage, including use of a crossing 
guards 

 X X   

Monitor illumination and surface quality of school frontage roads   X   

Monitor the on-street drop-off / pick-up zones, on adjacent streets X     

Watch for patterns of conflicts, collision history, unsafe behaviours, 
speeding traffic 

X X   

Remind parents and students of established or new regulations X     

Liaise with City Engineering Department, Police Department and ICBC to 
discuss concerns and possible solutions 

X  X  X 

Involve police enforcement, if necessary X X X 

 

 

 

ENCOURAGE WALKING 

Promote regular “Walk to School Day” events and acknowledge regular 
walks 

X X 
 



Review walking routes X X X 

Ensure good sidewalk connectivity and surface quality   X   

Provide good illumination and visibility   X   

Review crosswalks   X   

Review traffic control, signage and pavement markings   X   

Liaise with City Engineering Department to discuss concerns and 
possible solutions 

X X   

ENCOURAGE TRAVEL BY TRANSIT OR SCHOOL BUS 

Continue offering a school bus between the existing JKCS elementary 
site and the new JKCS high school, with a possible intermediate stop at 
New Westminster Station 

   

Continue to promote the Go Card program and provide Compass Cards 
for unique transportation needs 

X 
  

Review and inform students and staff of bus routes and schedules X X   

Acknowledge regular transit users X X   

Use public transit for field trips X     

ENCOURAGE CARPOOLING 

Create a carpool board for parents and staff and leverage available 
carpool apps 

X 
 

X  

Acknowledge regular carpoolers X X   

ENCOURAGE CYCLING 

Promote regular “Cycle to School Day” events and continue to develop 
the bicycle repair shop and program 

X 
  

Provide secured, roofed, convenient bike storage as part of the project 
for both staff and students 

X     

Encourage participation in community cycling events X X X 

Liaise with City Engineers and Planners to establish bike routes to 
school 

X X   

 
 

  



November 25, 2016 

 

To whom it concerns, 

As an adjunct to the Bunt and Associates traffic report prepared on behalf of John Knox Christian 

School (JKCS), what follows is an overview of Traffic Design Management (TDM) strategies 

currently in place for our existing primary and high school campuses. Although one size does not 

fit all, JKCS commits to determining how an extension of these measures may be implemented to 

support TDM protocols appropriate to our proposed future high school site at 260 12th Street in 

New Westminster. 

At our current Burnaby campuses we have implemented several complementary traffic 

management strategies in response to local traffic conditions. 

These strategies include: 

a) Staggered start times: students in grades 5-7 start class at 8:30am; students in grades K-4 

start school at 8:40am; and students in grade 8-12 start school at 9 am; 

b) After school activities: multiple team-sport events, tutoring sessions, after school art 

classes, and a Running Club, Chess Club, Lego Club and Math Club; 

c) Differentiated staff arrival and departure times: requires that teachers arrive 30 minutes 

before classes start and leave no earlier than 30 minutes after classes end; 

d) On-site time-regulated drop-off and parking zones- a) Stop and Drop zones- no parking 

permitted b) 5 Minute zones- for short duration parking, drop-off and pick-up requirements 

and c) 20 minute zones- for moderate length drop-off and parking d) Handicap Parking 

Spots – less restrictive parking for the drop-off and pick-up of students with disabilities; 

e) Proper traffic control and sign age. 

 

We also have extensively developed systems to support traffic flow and pedestrian safety. 

a) In response to potentially unsafe patterns of conflict or unsafe driving behaviours, we have 

established five sites that are strategically managed by a team of traffic directors. At our 

8260 13th Avenue campus, we have one paid traffic director, one staff-member traffic 

director, and three parent-volunteer traffic directors. These five people are on duty every 

day between 8:15 and 8:45am. We also have five trained student-teams managing a critical 

pedestrian crosswalk; each team covers one day a week. 

b) We have on-site signage that requires all vehicles enter our site from the east and exit 

toward the west. The east to west traffic flow is enforced by our traffic directors and 

reinforced with the use of strategically placed traffic cones. 

c) After liaising with the Burnaby City Engineering Department, we decided to prohibit school-

traffic use of an alley that runs parallel to the west end of our property. This protocol was 

established in response to a neighbour's complaint about the inconvenience of school 

traffic driving down his back alley. 

d) Parent and student reminders of established or new regulations are communicated at 

parent membership meetings, through our bi-weekly newsletter and when necessary, by 

placing a "Bright Pink Ticket" under the windshield wiper of an errant-driver's vehicle. 



e) We have a limited number of staff parking spots at our 8260 131h avenue campus. On-site 

staff parking is claimed on a first-come, first-serve basis. We have arranged for overflow 

parking to be accommodated in the under-utilized parking area of a neighbouring church. 

f) A significant portion of staff members carpool or take transit to and from work.  

g) At our current Burnaby high school location, 132 students travel to and from campus on a 

school bus. 

h) In support of public transit, all high schools receive Go Cards at the beginning of every 

school year, and in some cases the school also issues Compass Cards to facilitate a 

classes' participation in extended off-site educational programs. 

 
The TDM measures in place at our existing schools reflect our commitment to proactively respond 

to the challenges that accompany operating urban schools. In regard to TDM targets at the 

proposed New Westminster campus, JKCS commits to implement, when deemed helpful or 

essential, the following traffic management strategies: 

a) communiques to parents and students of established and new traffic regulations; 

b) proper traffic control and signage; 

c) a range of time-regulated drop-off/parking areas; 

d) staggered start times/staggered dismissal times; 

e) differentiated staff arrival and departure times; 

f) traffic directors; 

g) promotion of after school programs; 

h) promotion of carpooling; 

i) promotion of the health and environmental benefits of cycling; 

j) promotion of a bike maintenance course and of our bike maintenance workshop; 

k) issuance of Go Cards and/or valid school identification cards in response to changes to the 

Go Card program and a continued commitment to issue Compass Cards for participation in 

off-site educational programs; 

l) provision of school bus transportation between the JKCS Burnaby campus, the New 

Westminster Skytrain Station and our proposed New Westminster high school campus; and 

m) commitment to liaise in good faith with the New Westminster City Engineering Department, 

Police Department and ICBC if the need to discuss concerns and possible solutions arises. 

 
 

Further to this, the school will appoint one staff person to oversee the development of the TDM 

priorities which become essential to traffic management at 260, 12th Street New Westminster. 

This staff member will also monitor transportation and mode share conditions. Under this 

monitoring program we will commit to the following: 

a) active promotion of a non-automobile mode share for staff and students to the level which 

is approximately anticipated for the new school; 

b) for each of the first three years that the anticipated student enrollment has been achieved 

(450), we will undertake a staff and student travel mode survey and summarize the 

responses to issue to the City of New Westminster to identify whether the mode share 

targets are being met; 

c) if staff mode share targets are not met, we will limit the number of staff parking spots or 

identify alternative parking options for the excess demand through agreements with 

adjacent property owners; 



d) if student mode share targets are not met, we will revisit the TDM strategies to reduce 

pick-up/drop-off demand, investigate re-routing or additional intermediate stops of the 

school bus, and prioritize demand based on students' needs; and 

e) if any complaints are received by either the school or by the city by adjacent residents, 

businesses or property owners, the staff member responsible for overseeing TDM will 

collaborate with the City to address these complaints and work toward mitigation steps. 

 
Yours sincerely, 

 

Wendy Perttula 

Vice Principal 

John Knox Christian School 



Attachment 7 

Advisory Planning 

Commission



4.1 260 Twelfth Street REZ00107 
 
Jim Hurst, Development Planner, summarized the report dated January 17, 2017, 
regarding an rezoning application that has been received for 260 Twelfth Street 
(Calvary Worship Centre and John Knox Christian School) to rezone from Public 
and Institutional Districts (Medium Rise) (P-2) to Comprehensive Development 
District (260 Twelfth Street) (CD – 68) in order to allow a development with the 
Calvary Worship Centre and John Knox Christian School sharing the building and 
parking. The school would have up to 450 pupils and 45 staff. The sanctuary of 
the worship centre would hold up to 250 people. 
 
MOVED and SECONDED 
THAT the following on-table correspondence regarding 260 Twelfth Street be 
received for information: 
・ Email from Nick Kabani dated January 16, 2017; 

・ Email from Adam Isfeld dated January 14, 2017; and, 

・ Email from Brian Moore dated January 12, 2017. 
CARRIED. 
 
All members of the Commission present voted in favour of the motion. 
In response to questions from the Commission, Mr. Hurst provided the following 
information: 
・ Site contamination remediation must be completed by the building permit 
stage of development. Remediation must be completed to Provincial 
standards, and the City is not involved during the remediation process; 
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・ The school meets the minimum bicycle storage requirements as outlined in 
the Zoning Bylaw; 

・ The City has an agreement with the New Westminster School District to 
use the school gymnasiums for recreation; however, there is no registered 
covenant. It would be possible to register such a covenant; 

・ The school would be responsible for including a bus shelter overhang as 
part of their design; 

・ It is anticipated that the proposal would result in a minimal loss of parking 
spots in the area; and, 

・ It is anticipated that Twelfth Street would be developed to include a bicycle 
lane and a wider boulevard. 
Witmar Abele, KMBR Architects Planners Inc., provided a PowerPoint 



presentation outlining details of the project as summarized in the report dated 
January 17, 2017. 
Anne Ferguson, Principle of John Knox Christian School, provided an overview of 
the school, and noted the following information: 
・ The school is committed to encouraging students and staff to bike to 
school, and the school will include a bicycle repair shop; 
・ The school is committed to sustainability, and has located garden plots 
outside of the biology classrooms; 
・ Students have a variety of before and after school programs, which will 
stagger start and finish times; and, 
・ There is a bus stop located in front on the proposed project site, and it is 
anticipated that the majority of students would utilize public transit and bus 
services. 
In response to questions from the Commission, Mr. Abele and Ms. Ferguson 
provided the following information: 
・ The owner of the site has received a stage two environmental report, and 
the site is not contaminated; 
・ Greenspaces are mandated for public schools; however, the proposal 
includes greenspace in the roof top garden, courtyard and tiered green 
spaces along Third Avenue; 
・ The proposal includes adequate space for physical activities for the number 
of students that the school anticipates will attend; 
・ Many of the school’s library books are available online, which decreases 
the amount of space required for a physical library; 
・ The school has an existing traffic management plan, which includes five 
cross walk guards and significant signage; 
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・ Students involved in trade programs generally complete their training off 
site; 
・ Approximately 30 students currently bike to school; 

・ The bicycle repair shop onsite includes room for bicycle storage; 

・ Currently, the school rents out their gym to community groups at least 
twice a week. The school’s policy is to rent the gym when it is not in 
school use; and, 
・ The school’s underground parkade would only be accessible via a righthand 



turn in and out. 
Kamran Sobhani, Assistant General Manager of Key West Ford, expressed 
concerns regarding safety, parking and traffic issues, noting the following 
comments: 
・ The proposed project is located in an accident prone area near Twelfth 
Street, Third Avenue and Stewardson Way; 
・ The proposed location could be dangerous for first time drivers, such as 
students; 
・ The proposed location currently struggles with a lack of parking 
availability, and it was suggested that the addition of a school and church 
could exacerbate the problem; 
・ It was questioned how the no left-hand turn out of the underground parkade 
would be monitored; and, 
・ The proposal is not a good use of the site, and is an inappropriate location 
for a school. 
Nick Kabani, Owner of Kabani Auto, expressed concerns regarding the lack of 
greenspace included as part of the proposal, as well as for safety, parking and 
traffic issues, noting the following comments: 
・ The proposed location is inappropriate for a school; 

・ There are no amenities, such as shops or restaurants, located nearby for 
students to access; 
・ It was suggested that Third Street would be unable to accommodate 
additional parking if the school’s gym was rented out for community 
events; and, 
・ It was questioned if Twelfth Street would be able to simultaneously 
accommodate a TransLink bus and a school bus, without blocking traffic. 
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In response to questions and comments from Mr. Sobhani and Mr. Kabani, Mr. 
Abele, Ms. Ferguson and Simon Mueller, Bundt and Associates, provided the 
following information: 
・ School representatives have met with the Strata Council of Discovery 
Reach, located across Twelfth Street. The Strata has expressed support for 
the project, suggesting that it could provide improvements to the area; 
・ School traffic should not be congruent with main traffic peaks; 

・ The underground parkade would be available for pick-up and drop-off; 

・ It is anticipated that congestion would occur in the area regardless of the 



school’s presence; 
・ It was suggested that safety may improve with additional congestion, as 
drivers may slow down and be more aware; 
・ The applicant’s measurements indicate that there is adequate room on 
Twelfth Street for both a TransLink bus and a school bus; and, 
・ The school’s after hours functions are generally limited to about four events 
per year. 
The Commission acknowledged the concerns regarding traffic, parking and safety 
issues. In addition, the Commission noted the following comments: 
・ It was suggested that the pedestrian and bike routes to the school may not 
have been adequately addressed. The bicycle infrastructure to the school 
may require upgrading; 
・ It was suggested that the long term bicycle storage could be relocated to 
parking stalls one, two and three, for easier accessibility from the driveway 
ramp; 
・ It was acknowledged that the proposed Official Community Plan outlines 
this area as medium to high density, and that congestion would likely 
increase regardless of the school. Therefore, traffic and parking issues 
would need to be addressed at a City level in the future as the area 
densifies; 
・ It was suggested that drivers may drive more carefully if a school is located 
in the area; 
・ The parking lot for the church congregation appears adequate, and meets 
the bylaw requirements; 
・ It was suggested that the applicant could contact the City for information 
regarding the Intelligent City initiative to include as part of the 
infrastructure of the school; 
・ The proposed school has a good, compact design; 

・ The proposal could provide vibrancy to the neighbourhood, and could 
provide animation at night; 
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・ The proposal could provide a positive interface between the commercial 
space located along Stewardson Way and Third Avenue and the residential 
area located along Twelfth Street; and, 
・ The proposal could act as an anchor for Lower Twelfth Street. 
 



MOVED and SECONDED 
THAT the application for the Rezoning at 260 Twelfth Street be supported. 
 
CARRIED. 
All members of the Commission present voted in favour of the motion. 



Attachment 8 

Draft of Zoning 

Amendment Bylaw 

7905,2017



THE CORPORATION OF THE CITY OF NEW WESTMINSTER 
 

BYLAW NO. 7905, 2017 
 

A Bylaw to Amend Zoning Bylaw No. 6680, 2001 
_________________________________________________________________ 
  
WHEREAS the Council has adopted a zoning bylaw under Part 26 of the Local 
Government Act, and wishes to amend the bylaw; and 
 
THE CITY COUNCIL of the Corporation of the City of New Westminster, in open 
meeting assembled, ENACTS AS FOLLOWS: 
 
1. This Bylaw may be cited for all purposes as "Zoning Amendment Bylaw No. 7905, 

2017." 
2. Zoning Bylaw No. 6680, 2001 is amended by: 
 

(a) adding as section 1068 the regulations attached to this Bylaw as 
Schedule 1; 

 
(b) That certain parcel of land situate within the City of New Westminster, British 
Columbia and more particularly described as: 

 
Parcel Identifier:  000 574 406 
 
Lot 78 EXCEPT: Part subdivided by Plan 31340, Suburban Block 5 Plan 
29384 
(municipally known as 260 Twelfth Street) 

 
and which is presently zoned Public and Institutional Districts (Medium Rise)(P-2) 
is hereby rezoned to Comprehensive Development District (260 Twelfth Street) 
(CD – 68) and the plan annexed as Schedule “A” to Zoning Bylaw No. 6680, 2001 
is hereby amended to reflect this rezoning. 
 

 
GIVEN TWO READINGS this                 day of                            2017. 
 
 PUBLIC HEARING held this                  day of                           2017. 
 
 GIVEN THIRD READING this               day of                           2017. 
 
APPROVED BY THE MINISTRY OF TRANSPORTATION AND 
INFRASTRUCTURE this            day of                             , 2017. 
 
ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this           
day of                               2017. 



 
 

_________________________ 
                MAYOR 
 
              
        _________________________ 
                      CORPORATE OFFICER 

 
 



SCHEDULE 1 
 

1068. Comprehensive Development District (260 Twelfth Street) (CD – 68) 
 
1068.1 The intent of this district is to allow a school and a place of worship at 260 Twelfth      
Street. 
 
Permitted Uses 
 
1068.2 The following uses and no others shall be permitted in the (CD – 68) district: 
 
1068.3 Child care 
 
1068.4 Places of worship 
 
1068.5 Colleges, universities, technical and vocational schools 
 
1068.6 Educational and philanthropic institutions 
 
1068.7 Housing units for the accommodation of caretakers, staff, students and/or patients, 
provided that such housing units are part of the institutional complex and a restrictive covenant is 
registered against the title of the land in favour of the City to ensure that the housing units remain 
in the designated use. 
 
1068.8 Parks and playgrounds 
 
1068.9 Private schools 
 
1068.10 Public schools, public libraries, public museums, public art galleries 
 
1068.11 Accessory buildings and uses provided that all accessory buildings, 
 
a) shall not exceed one storey nor a height of 15 feet (4.57 metres) measured from the 
finished floor of a building; 
 
b) shall not be located in the required front yard; 
 
c) shall not be located closer than 5 feet (1.52 metres) from the rear or side site line; 
 
d) shall not be located closer than 10 feet (3.05 metres) from a window of a habitable 
room; 
 
e) shall not occupy more than ten percent (10%) of the site area; 
 
f) are used solely for recreation or day care purposes and if attached to a principal 



building shall be deemed to be an accessory building; 
 
g) shall not be located closer than a distance of 15 feet (4.57 metres) from the corner of 
a site at the intersection of a street and lane. 
 
Yard Requirements 
 
1068.12 Yards shall be provided of not less than: 
 
Front Yard – Third Avenue  25 feet (7.62 metres) 
Rear Yard – South   5 feet (1.52 metres) 
Side Yard – Twelfth  Street   5 feet (1.52 metres) 
Side Yard – West   10 feet (3.04 metres) 
 
Height 
 
1068.13 The height of a building shall not exceed 65 feet (19.82 metres). 
 
Site Coverage 
 
1068.14 All principal buildings in total shall not cover more than sixty percent (60%) of the site 
area. 
 
Floor Space Ratio 
 
1068.15 The floor space ratio shall not exceed a factor of 1.65.  
 
Off-Street Parking 
 
1068.16 Despite Section 150.13 and 150.14, off-street parking shall be provided in accordance 
with the provisions of Section 150 of this Bylaw. 
 
1068.17 A total of 45 off-street parking spaces shall be provided. 
 



Attachment 9 

Engineering 

Requirements 



Memorandum 
To: Jim Hurst, Senior Planner       Date: October 18, 2016 

From: Todd Harvey, Engineering Technologist           File:  PRJ-003974  

Subject: REZONING APPLICATION FOR 260 TWELFTH STREET. 

We have reviewed the rezoning application for the proposed John Knox Christian School for 260 
Twelfth Street. In order for the Engineering Department to support the proposed rezoning the 
developer will need to satisfy the following requirements: 

1. We will need to update the modeling of the watermain systems originally done for this site to
confirm if the available capacity is still sufficient for the revised development application. In
order to complete a detailed review for this project your engineering consultant will need to
submit a completed “Utilities Modeling Analysis Application Form” together with a
modeling fee in the amount of $1,757.70. Any capacity constraints identified in the modeling
analysis may require upgrades to the existing infrastructure as a requirement to proceed with
the development.

2. A transportation study shall be undertaken by a qualified transportation consultant that meets
the requirements stipulated in the City’s Terms of Reference and which supports the City’s
Lower Twelfth Street Area Plan. The Terms of Reference can be provided by Transportation
Staff upon request.

3. All site drainage works shall be designed and constructed in accordance with the City’s
Erosion and Sediment Control Bylaw 7754, 2016. The developer shall retain a qualified
professional to ensure that the design and implementation of the erosion and sediment
controls meets the requirements outlined in the Bylaw and prior to any on-site work
commencing.

4. All existing trees are to be protected in accordance with the City’s Tree Protection and
Regulation Bylaw 7799, 2016. Any trees identified for removal will need at have a permit
approved and in place prior to removal. Violations are subject to fines up to $10,000.

5. An Environmental Assessment of the subject property shall be carried out to determine if any
site contamination is present and if any site remediation is required.

6. The property is located in close proximity to a designated floodplain area and no areas
suitable for habitation or electrical equipment may be constructed lower than elevation 4.3
meters Geodetic Survey of Canada Datum the “Flood Construction Level” (FCL). There may
be additional requirements identified at the time of development permit and building permit
application stages and you should discuss any plans for new construction with the Planning
and Building Departments.
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7. Under the City of New Westminster Subdivision and Development Control Bylaw No. 7142, 
2007 and amendments thereto, the developer for the above noted property is required to enter 
into a Works and Services Agreement with the City to address all off-site servicing 
requirements prior to the issuance of a building permit. These works include but may not be 
limited to the following: 

 
Roadworks - Twelfth and Third Streets: 

 
7.1. Construction of the Twelfth Street and Third Street frontages in accordance with the 

Lower Twelfth Street Plan including new curb and gutter, bicycle lanes, transit shelter 
on Twelfth Street, sidewalks, wheelchair letdowns, provisions for street trees, 
landscaping, irrigation, and street lighting.  Benkelman Beam testing would need to be 
done on the existing pavement and if the road structure is proven suitable the minimum 
requirement shall be a 50mm mill and overlay on both frontages including any pavement 
cuts to match the existing pavement conditions. The historical information the City has 
indicates that Twelfth Street and Third Avenue has some remains of the street car 
concrete track below the road. Site investigation should include coring the road to 
confirm if there are any design considerations in relation to the subbase materials. 

 
Future Mews: 

 
7.2. A 5.0m road dedication on the south side of the property towards the future 10 metre 

wide mews to be constructed at a future date and identified in the Lower Twelfth Street 
Plan. The City will require a cash contribution towards the future construction of the 
mews up to centerline of the proposed street. 

 
Underground Utilities 

 
7.3. Construction of adequate sized water mains to service the development for the fire and 

domestic demands complete with a single service connection for the proposed 
development, size to be determined by the developer’s consulting engineer and approved 
by the City.  
 

7.4. Construction of adequate storm sewer mains to service the development complete with 
single service connection complete with a manhole or inspection chamber at property 
line.  Size and location to be determined by the developer’s consulting engineer and 
approved by the City. Onsite storm water management will be required to limit post 
development flows to pre-development flows.  

 
7.5. Construction of adequate sanitary sewer mains to service the development complete with 

a single service connection complete with a manhole or inspection chamber at property 
line.  Size and location are to be determined by the developers engineer and approved by 
the City.  

 
7.6. All costs associated with the design and replacement of the existing overhead electrical 

and telecommunication utilities on the roadways adjacent to the site with an 
underground system with servicing for the development. For further information please 
contact Arne Hannula in the City Electrical Operations Department at (604) 527-4531 
for electrical servicing details and Telus or Shaw directly for telecommunication details. 
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7.7. Provision of the davit style street lights on all road frontages designed to meet the 
“American National Standard Practice for Roadway Lighting, IES RP-8-00. 

 
Boulevard Trees 

 
7.8. The boulevards shall be prepared for street trees to City standards complete with suitable 

growing medium for the trees and including drainage and irrigation. The developer will 
be expected to incorporate soil cells with tree grates into the sidewalk design for planting 
of the trees. Parks Department will supply and install street trees at the developer’s cost. 
For further information please contact Claude Ledoux, Parks Horticultural Manager at 
604-527-4627. 

 
7.9. The preparation of detailed design drawings by a qualified Professional Engineer for the 

off-site works and services to the satisfaction of the City and in accordance with the 
City’s Design Criteria, Supplemental Specification and Detail Drawings, and Master 
Municipal Construction Documents. The engineering design drawings for the proposed 
works may include the following plans: 

  Road works  Storm drainage collection facilities  Sanitary sewer collection facilities  Water distribution facilities  Street lighting   Street trees, landscaping plans  Topographical and lot grading plans  Erosion and sediment control plans  Electrical power supply and distribution facilities  Telecommunication facilities  Gas facilities 
 

8. Under the Works and Services Agreement with the City the developer must address the 
following requirements: 

 
8.1. Employment and retention of a Professional Engineer to prepare and seal the design 

drawings; to provide a Resident Engineer for inspection of all design and construction 
related problems; to prepare, certify and seal “As Built” drawings, including landscape 
& irrigation drawings and to certify that all materials supplied and works performed 
conform to City standards as contained within the Subdivision and Development Control 
Bylaw and/or the Master Municipal Construction Documents; 
 

8.2. The developer will be required to post a security deposit for 120% of the estimated total 
cost of the site servicing works including a suitable contingency and GST. The security 
deposit shall be in the form of an Irrevocable Letter of Credit or cash deposit.  The 
security deposit will be reduced once the off-site works are completed to the satisfaction 
of the City less a 10% holdback.  Upon issuance of a Certificate of Completion by the 
City, the 10% security deposit will be held for a two year maintenance period; 
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8.3. The following payments and deposits shall be paid at the time of execution of the Works 
and Services Agreement: 

 
i. Payment to cover the cost of preparing the Works and Services Agreement, currently 

$1,656.00 plus tax; 
 

ii. Payment of four percent (4%) of the estimated construction costs to cover 
engineering and administrative costs incurred by the City; 

 
iii. Under the Works and Services Agreement the developer will be required to pay a 

deposit $5000.00 to cover any charges for emergency works and signage. 
 

iv. Payment of a cash deposit $550.00 per tree for the supply and installation of 
boulevard trees by the City. Trees are supplied and installed by the Parks 
Department.  

 
8.4. Sign a latecomer waiver clause. 

 
9. Payment of the Greater Vancouver Sewerage & Drainage District (GVS&DD) Development 

Cost Charges in accordance with Bylaw 187, 1996.  
 
10. Payment of the New Westminster Development Cost Charges in accordance with Bylaw 

7311, 2009.  
 
11. Submission of any easement or right of way documents required by the City in relation to the 

proposed development. 
 
12. Provide any road/lane dedication required in support of the proposed development. 
 
Should you have any further questions or concerns regarding this memo please do not hesitate to 
contact me directly. 
 
Thank you, 
 
 
 
Todd Harvey, A.Sc.T. 
Engineering Technologist 
 
cc  J. Lowrie, Director of Engineering Services 
 E. Wat, Manager of Infrastructure Planning 
 C. Dobrescu, Utilities & Special Project Engineer 
 G. Otieno, Infrastructure Engineer 
 L. Leblanc, Manager Transportation Planning 
 S. Blore, Transportation Technologist 
 F. Jin, Transportation Technologist 
 J. Drabyk, Senior Permit Coordinator 
 A. Hannula, Manager Electrical Engineering Design & Planning 
 C. Ledoux, Parks Horticultural Manager 
 E. Mashig, Parks Open Space Planner 
 
Doc#934436 



5a



SITE PLAN

D

F F

UP

FF

12TH STREET

JKS ENTRANCE PLAZA

ACCESS TO
12TH STREET

R
O

A
D

 C
E

N
T

R
E

 L
IN

E

E
N

T
R

A
N

C
E

T
O

 L
O

A
D

IN
G

 B
A

Y
S

P
A

R
K

A
D

E
 E

N
T

R
A

N
C

E

SIAMESE
CONNECTION

BUS STOP

WHEELCHAIR
CLEAR AREA

BUS
SHELTER WITH SEATING

TACTILE
SURFACE

I.D. POLE

WAITING AREA

B
E

N
C

H
E

S

B
E

N
C

H
E

S

ROOF
OVERHEAD

ROAD CENTRE LINE

3
R

D
 A

V
E

N
U

E

MIRROR &
SIGN FOR
LOADING

BAY
DRIVER

LOADING BAY

3
0

4
8

7620

DUCT

OPENING

TRANSFORER

PAD

GEODETIC
ELEVATION:
6.145m

SETBACK FROM 3rd AVENUE

S
E

T
B

A
C

K
 F

R
O

M

1
2
th

 S
T

R
E

E
T

SETBACK FROM EAST

PROPERTY LINE

S
E

T
B

A
C

K
 F

R
O

M

S
O

U
T

H
 P

R
O

P
E

R
T

Y
 L

IN
E

EX
3.773m

GEODETIC
ELEVATION:
3.245m

GEODETIC
ELEVATION:
6.145m

GEODETIC
ELEVATION:
6.145m

GEODETIC
ELEVATION:
7.352m

GEODETIC
ELEVATION:
8.155m

GEODETIC
ELEVATION:
9.010m

GEODETIC
ELEVATION:
8.921m

GEODETIC
ELEVATION:
8.114m

GEODETIC
ELEVATION:
10.037m

GEODETIC
ELEVATION:
10.414m

EX
10.202m

MAIN
ENTRANCE

GEODETIC
ELEVATION:
6.145m

BENCHBENCH

B
E

N
C

H

BENCHBENCH

BENCH

BICYCLE RACK
6 SPACES

BENCH

BENCH

BENCH

B
E

N
C

H
B

E
N

C
H

B
E

N
C

H

BIKE RACK
6 BIKES

PROPERTY LINE

PROPERTY LINE

P
R

O
P

E
R

T
Y

 L
IN

E

P
R

O
P

E
R

T
Y

 L
IN

E

MUNICIPAL CONCRETE SIDEWALK

REFER TO CIVIL/MECH.
FOR FUTURE DETAIL

REFER TO CIVIL/MECH.
FOR FUTURE DETAIL

ELEC. ROOM

H2O ROOM

REFER TO LANDSCAPE
FOR FUTURE DETAIL

M
U

N
IC

IP
A

L
 C

O
N

C
R

E
T

E
 S

ID
E

W
A

L
K

CURB & GUTTER

CURB & GUTTER

PROPOSED NEW BUILDING

MAIN FLR. (L2) ELEV. = 4.267mm PROJECT
= 10.414m GEODETIC

SCHOOL BUS ZONE

GAS
METER

2300

1
2

5
0

ALLAN BLOCK
RETENTION
WITH FENCE

GEODETIC
ELEVATION:
4.012m

1070H GUARD RAIL

EXISTING FIRE HYDRANT
ACROSS THE STREET
(PRECISE LOCATION

T.B.C. BY FURTHER
SURVEY UNDERWAY)

7028

7953

SETBACK FROM 3rd AVENUE

(TO WRAPPED SOFFIT)

2
1

7
9

3
1

3
9

6297

CURB

LINE OF PLANTER ABOVE

GEODETIC
ELEVATION:
3.245m

GEODETIC
ELEVATION:
3.245m

GEODETIC
ELEVATION:
3.957m

EX
5.638m

GEODETIC
ELEVATION:
10.100m

GEODETIC
ELEVATION:
6.120m

GEODETIC
ELEVATION:
6.145m

GEODETIC
ELEVATION:
6.145m

GEODETIC
ELEVATION:
6.120m

GEODETIC
ELEVATION:
6.120m

GEODETIC
ELEVATION:
6.120m

GEODETIC
ELEVATION:
3.629m

GEODETIC
ELEVATION:
4.002m

GEODETIC
ELEVATION:
3.245m

GEODETIC
ELEVATION:
6.145m GEODETIC

ELEVATION:
6.145m

GEODETIC
ELEVATION:
5.085m

EX
5.151m

EX
6.117m

EX
5.541m

EX
3.840m

EX
3.962m

EX
3.931m

EX
3.870m

EX
3.840m

RAMP TO

PARKADE

R
A

M
P

 D
O

W
N

@
 M

A
X

. 
1

0
%

GEODETIC
ELEVATION:
4.010m

GEODETIC
ELEVATION:
4.010m

GEODETIC
ELEVATION:
4.810m

BENCH

TRUE

NORTH

PROJECT

NORTH

2



3



4



5



6



R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 2/6/2017 

From: Jackie Teed 

Acting Director of Development 

Services 

File: REZ00135 

Item #: 3/2017 

Subject: 220 Carnarvon Street (Holy Trinity Romanian Orthodox Church): 

Rezoning from Multiple Dwelling Districts (High Rise) (RM-6A) to 

Public and Institutional Districts (High Rise) (P-3) - Preliminary Report 

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend that staff process the 

rezoning application as outlined in the Process section of this report, and  

THAT the Land Use and Planning Committee recommend that the City require a 

Heritage Designation for the building as part of the rezoning of the site.  

EXECUTIVE SUMMARY 

The Holy Trinity Romanian Orthodox Church is located at 220 Carnarvon Street in the 

building that the City’s Heritage Register identifies as Nidarose Lutheran Church. The 
building is listed on the City’s Heritage Register. An application has been received to rezone 
the site to allow an addition to the existing church consisting of a new community room and 

one residential unit. The proposed development satisfies the land use and density identified 

by the Official Community Plan.  

1. PURPOSE

This applicant proposes to rezone the site to allow an addition to the existing church 

consisting of a new community room and one residential unit for a caretaker. The purpose of 

this report is to seek a resolution from Council to process this application. 
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2.  POLICY AND REGULATIONS  

 

2.1  Official Community Plan Land Use Designation: 

 

The site is designated as part of the Albert Crescent Character Precinct. The intent of that 
district is:  

… to encourage the development of more ground-oriented housing and housing 

suitable for families, preserve the existing market rental housing stock, and respect, 

enhance and celebrate its recognized heritage resources, including Irving House and 

the four historic churches. 

 

In the Downtown Community Plan, the land use designation of the site is Residential Mid 

Rise Apartment. The Plan describes this designation as: 

  

Residential Mid Rise Apartment: Targeted for residential, intended for mid-rise 

apartments, also may include low-rise apartments, townhouses, stacked townhouses, 

rowhouses, community amenities such as churches, child care, libraries or community 

space, small-scale, corner store type retail, restaurant and service uses permitted.  

 

2.2  Official Community Plan Development Permit Area Designation: 

 

The site is designated as part of the Downtown Development Permit Area. The purpose of 

this Development Permit Area is: 

 

The Downtown, identified as the Downtown Development Permit Area #1 is the 

cultural and historic heart of the City. This Development Permit Area is designated to 

support its Regional Town Centre designation in the Regional Growth Strategy. This 

Development Permit Area establishes the objectives and guidelines for:  

  

• The form and character of commercial, multifamily, institutional and 

intensive residential development.  

 

• Protection of the natural environment, its ecosystems and biological diversity.  

 

• Revitalization of an area in which a commercial use is permitted. 
 

• Objectives to promote energy and water conservation and reduction of 
greenhouse gas emissions. In this area, special development permits will be 

issued as authorized by the New Westminster Redevelopment Act.  

 

Objectives & Guidelines Development permits issued in this area shall be in accordance with 

the objectives and guidelines indicated in the Downtown Community Plan.  
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The application conforms to the Official Community Plan Development Permit Area 

Designation of the site. 

 

2.3  Zoning Bylaw 

  
The site is zoned Multiple Dwelling Districts (High Rise) (RM-6A). The purpose of the  

RM – 6A  zone is to allow high density residential use. The existing zoning would allow a 

floor space ratio of 2.0, a height of up to 147.64 feet (45 metres) and a site coverage for the 

portion of the building below 40 feet (12.19 metres) in height of 60% of the area of the site. 

The proposed project requires a rezoning.  

 

2.4  Heritage Register 

 

The building is identified in the Heritage Register and the Downtown Community Plan. A 

statement of significance identifies the following character defining elements:  

 

 prominent corner location on a steeply sloping site with views to the Fraser 
River 

 

 continuous use as a place of worship 
 

 complex articulated massing that steps down the sloping site, with a hall on the 
lower level 

 

 prominent square steeple located at the highest point of the site, with octagonal 
roof surmounted by a crucifix 

  

 front gabled roof with clipped eaves 
 

 wood-frame structure, with original wooden siding under later stucco coating  
 

 flat-roofed side extension with crenellated parapet that provides an entry to 
lower level 

 

 fenestration, including: multi-paned pointed-arch Gothic double-hung wooden-
sash windows with wooden tracery in the upper light and coloured glass 

panels; large Gothic pointed-arch window in the rear facade; double-hung 2- 

over-2 wooden-sash windows on the rear facade; and nine-paned wooden-sash 

casement windows in the basement level  

 

 interior features, including a barrel vault running the length of the nave, with 
flat roofs over the side aisles, unadorned plaster walls, wooden floors and a 

pointed-arch opening to the apse 
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A preliminary review shows that the proposed addition is respectful of the heritage value of 

the historic church.   

 

3.  BACKGROUND 

 

3.1  Site Characteristics and Context: 

 

The site is in the Downtown neighbourhood. The site has a 21.6 foot (6.58 metre) slope from 

Carnarvon Street to Clarkson Street. To the south, across Clarkson Street, is the SkyTrain 

Line. On all other sides the site is adjacent to residential uses including: 

 

 a three storey building with 15 residential units and a floor space ratio of 1.64.  on the vacant site to the east, a Special Development Permit has been issued to 
construct a six storey building with 28 residential units and a floor space ratio of 2.32  

 the Bilodeau House, a restored 1906 house with 10 residential units and a floor space 

ratio of 1.06  
 

3.2  Project Description: 

 

The existing church was constructed in 1924 and has 5,162 square feet (479.6 square metres) 

of floor space on two levels. The existing church has no parking that satisfies the 

requirements of the Zoning Bylaw. The applicants propose to construct an addition on two 

floors with a total of 2,824 square feet (262.4 square metres).  One level of the addition 

would be a 1,496 square foot (138.9 square metre) community room. Above that would be a 

two bedroom residential unit for a caretaker. The project would provide four parking spaces. 

The parking is arranged so that four additional tandem parking spaces could be used during 

service or a church event. 

 

3.3  Project Statistics:  

 

Site Area:  6,994 square feet (649.8 square metres) 

Proposed Zoning: Public and Institutional Districts (High Rise) (P – 3) 

FSR: Existing: 0.74 Proposed: 1.14 

Site coverage: Existing: 36.9 % Proposed: 58% 

Front Yard: Carnarvon  

Street   

Existing – 6 feet (1.83 metres) 

No Change 

Side Yard: Merivale Street Existing – 2.33 feet (0.71 metres) 

Proposed – 2.33 feet (0.71 metres) 

Side Yard: East  Existing – 10.33 feet (3.14 metres) 

Proposed – 10.33 feet (3.14 metres) 
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Rear Yard: Clarkson 

Street  

Existing – 53.33 feet (16.26 metres) 

Proposed – 15.0 feet (4.57 metres) 

 

4.  DISCUSSION 

 

4.1  Proposed Addition 

 

The proposed addition will allow a two bedroom residential unit for a caretaker and a 1,496 
square foot (138.9 square metre) community room. The Public and Institutional Districts 

(High Rise) (P – 3) zone allows in section 630.11: 

  

Housing units for the accommodation of caretakers, staff, students and/or patients, 

provided that such housing units are part of the institutional complex and a restrictive 

covenant is registered against the title of the land in favour of the City to ensure that 

the housing units remain in the designated use. 

 

Provision of a residential unit for a caretaker is encouraged for single purpose uses such as a 

place of worship as there are long periods of time when there may be no one on site. The 

residential unit provides a constant presence on the site to provide security for the building. 

 

The addition for the community room will allow church functions to occur in a more suitable 

space than the room currently used. 

 
4.2  Processing of this application 

 

After a discussion between City staff and the applicant which identified all processing 

options for this application and the importance of heritage in the City, the applicant has 

chosen to file a rezoning application rather than a Heritage Revitalization Application.  

 

The rezoning of the site from a high density residential zoning to a Public and Institutional 

zoning would make the church a conforming use while removing development rights. One of 

the important elements of the building is the continued use of the building as a place of 

worship. The change in zoning and the addition will allow the building to fully adapt to the 

new congregation and ensure that this use will continue. Thus the rezoning process is a step 

toward conservation of the site. 

 

The City would prefer that the application was processed as a Heritage Revitalization 

Agreement, however the applicant would prefer to see just a change in zoning. Given the 
heritage value of the church, staff recommends that, if a Heritage Revitalization Agreement 

is not pursued, that Heritage Designation be a requirement of rezoning and that this run 

concurrently with the rezoning process.The consideration by the congregation of designating 

the church as a heritage site would offer a middle ground for the application to proceed.  
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5.  PROCESS 

 

The next steps in the application review process are 

 

1. LUPC recommendation to initiate the processing of this application. 
2. The project is reviewed by all City Departments. 

3. The project is referred to the Community Heritage Commission for review and a 

recommendation to Council. 

4. The project is considered by the New Westminster Design Panel. 

5. The applicant will consult with the Downtown Residents’ Association. 
6. The project is considered by the Advisory Planning Commission. 

7. LUPC consideration of rezoning and Heritage Designation Bylaw.  

8. LUPC recommendation to Council. 

9. Council consideration of the Zoning Amendment and Heritage Designation Bylaw.  

 

6.  OPTIONS 

 

There are four options for LUPC’s consideration; they are: 
 

1. That the Land Use and Planning Committee recommend that staff process the 
rezoning application as outlined in the Process section of this report. 

 

2. That the Land Use and Planning Committee recommend that the City require a 

Heritage Designation for the building as part of the rezoning of the site. 

 

3. That the Land Use and Planning Committee recommend that Council direct staff to 

process the rezoning application as outlined in the Process section of this report, 

including requiring a Heritage Designation for the building as part of the rezoning of 

the site. 

 

4. Provide staff with alternative feedback. 

 

Staff recommends Option 1 and 2. 

 

 

 

ATTACHMENTS 

 

Attachment 1: Location Map 

Attachment 2: Project Plans 

Attachment 3: Statement of Significance 
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This report has been prepared by: 

Jim Hurst, Planner 

 

This report was reviewed by: 
John Stark, Acting Manager of Planning 

 

 

   

 

  

Jackie Teed 

Acting Director of Development 

Services 
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Statement of Significance  
 
Description of Historic Place  
 
The Nidarose Lutheran Church is a stucco-clad wood-frame two-storey church with a steepled 
tower, built on a sloping site at the junction of Merivale and Carnarvon Streets in the New 
Westminster neighbourhood of Albert Crescent.   
 
Heritage Value 
 
The Nidarose Lutheran Church is significant for its strong cultural and spiritual associations with 
the local Norwegian community and the local Romanian community. In 1891, the Norwegian 
Lutheran congregation was founded in New Westminster and, unable to afford their own church, 
the members worshipped in rented quarters. The congregation grew over time, and a committee 
was elected in 1920 to begin fundraising to build their own church. This lot was acquired in 1921 
and work commenced on the basement level in 1924, where services were held for the next 
decade. In 1934, construction commenced on the upper floor, and the rest of the building was 
completed in March 1935. Typical of Lutheran churches, the architecture of the church is 
unpretentious and unornamented. The form and massing of the church clearly indicate its 
liturgical function and is designed to take advantage of the its sloping site to allow natural light 
into the lower level hall.   

The name of the church was significant to the Norwegian community as the old name for the city 
of Trondheim, the first capital of Norway that remains the place where new kings receive their 
ceremonial blessing. After Norway was invaded in the Second World War, the New Westminster 
congregation became actively involved in Norwegian relief activities, giving it an international 
focus. The congregation moved to a new church in 1958 and more recently, the church has 
become the home for a Romanian church, giving the building continuing but new historic, 
spiritual and cultural values. 

Character-Defining Elements  
 
Key elements that define the heritage character of the Nidarose Lutheran Church include its: 
 

- prominent corner location on a steeply sloping site with views to the Fraser River 
 

- continuous use as a place of worship 
 

- complex articulated massing that steps down the sloping site, with a hall on the lower 
level 
 
- prominent square steeple located at the highest point of the site, with octagonal roof 
surmounted by a crucifix 
  



- front gabled roof with clipped eaves 
 
- wood-frame structure, with original wooden siding under later stucco coating  
 
- flat-roofed side extension with crenellated parapet that provides an entry to lower level 
 
- fenestration, including: multi-paned pointed-arch Gothic double-hung wooden-sash 
windows with wooden tracery in the upper light and coloured glass panels; large Gothic 
pointed-arch window in the rear facade; double-hung 2- over-2 wooden-sash windows on 
the rear facade; and nine-paned wooden-sash casement windows in the basement level  
 
- interior features, including a barrel vault running the length of the nave, with flat roofs 
over the side aisles, unadorned plaster walls, wooden floors and a pointed-arch opening 
to the apse 
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 2/6/2017 

From: Jackie Teed 

Acting Director of Development 

Services 

File: DVP00621 

Item #: 1/2017 

Subject: 350 Johnston Street: Development Variance Permit for Frontage - 

Preliminary Report 

RECOMMENDATION 

THAT the Land Use and Planning Committee recommends Council issue notice that 

it will consider a resolution to issue Development Variance Permit DVP00621 to 

permit the creation of two lots with frontages of 9 .18 percent of their perimeters at 

350 Johnston Street. 

EXECUTIVE SUMMARY 

This report provides preliminary information on a Development Variance Permit application 

that would permit the owners of 350 Johnston Street to subdivide their 9,687.5 sq. ft./900 sq. 

m. lot into two lots, with each lot being 33 ft. x 146.8 ft. = 4,844.7 sq. ft. (10.1 m x 44.7 m =

450 sq. m.). Because the proposed frontages are less than the 10 percent of the perimeter 

zoning requirement, Council must approve the frontages. 

The applicants’ request to be allowed to create lots with frontages that are 9.18 percent of 
their perimeters is reasonable given that variance is related to a hardship due to the length of 

the property. 
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1. PURPOSE 

 

The variance application would permit subdivision into two lots with a frontage that is less 

than the required 10 percent of the lot perimeters. The purpose of this report is to apprise the 

Land Use and Planning Committee of the application and request Council issue notice of 
consideration of the required Development Variance Permit. 

 

2. POLICY AND REGULATIONS 

 

A Policy approach to considering requests for variances and criteria by which they are to be 

evaluated was endorsed by Council on January 28, 2008. 

 

3. BACKGROUND 

 

3.1 Site Characteristics and Context 

 

The subject property is located in an exclusively single detached dwelling area in 

Queensborough. A map of the Land Uses is contained in Appendix 1.  

The property is 66 ft./20.1 m. wide by 146.8 ft./44.7 m. deep and is flat. There is a 20 ft./6 m. 
wide lane at the rear that is not driveable and is only used for utilities. 

 

4. PROJECT DESCRIPTION 

 

The property owners are proposing to subdivide their existing lot into two equal sized lots 

and build two new houses. They received a Preliminary Letter of Approval in mid-December 

advising them that their application does not meet the Zoning Bylaw’s minimum frontage 
requirements and they would need approval of a variance from the frontage requirement in 

order to get approval of their subdivision (there are many other requirements but the frontage 

is the only zoning requirement that affects their application). Appendix 2 contains a site plan 

and streetscape drawing showing the front elevations of the two houses the applicants are 

proposing to build. 

 

5. DISCUSSION 

 

5.1 General Evaluation Criteria 

 

What is the intent of the bylaw which the applicants are seeking to have varied? 

 

The intent is to prevent the creation of exceptionally narrow lots. 
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Is there a community benefit to the granting of the variance; beyond that received by the 

owners? 

 

Yes. Based on community consultation in 2003 that indicated a strong desire for 

smaller houses to be built in the neighbourhood, the RQ-1 zone was amended to allow 
4,000 sq. ft./372 sq. m. lots. The requested variance is to a Provincial regulation that 

inhibits such a subdivision in this case, which the City has the authority to vary. It will 

enable the development of two 2,815 sq. ft./262 sq. m. houses – house sizes that are in 

keeping with the intent of the RQ-1 zone. 

 

Is there a hardship involved in adhering to the pertinent bylaw? 

 

Yes. The variance is necessitated by the longer-than-normal depth of the property.  

Any time a 33 ft./10 m. wide lot is to be created from an existing lot that is deeper 

than 132 ft./40.2 m. a frontage variance must be obtained. 

 

Is this the most appropriate mechanism for achieving the end result of the proposed 

variance? 

 

Yes. It is the only mechanism. The Board of Variance is not authorized to consider 
variances relating to minimum frontages. 

 

Is the proposed variance relatively minor? 

 

Yes. The 33 ft./10 m wide lots that will be created are a very common size and would 

have frontages that are 9.18 percent of their perimeter. As there are many lots in 

Queensborough that are deeper than 132 ft./40.2 m., frontage variances are fairly 

common, with 12 having been approved since 2006, including five in the 300-block 

of Johnston St. 

 

5.2 Conclusion 

 

The applicants’ request to be allowed to create lots with frontages that are 9.18 percent of 
their perimeters is reasonable given that the resultant lots will be a common width and the 

need for the variance is related to a hardship due to the length of the property. 
 

6. REVIEW PROCESS 

 

Application made January 3, 2017 

Preliminary Report to Land Use and Planning Committee February 6, 2017 

Report to Council requesting notification of Opportunity to Be 

Heard 

March 6, 2017 
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Applicant to deliver notices to neighbours within 100 m./  
328 ft., advising of their DVP application 

March 7, 2017 

Opportunity to be Heard March 27, 2017 

 

7. INTERDEPARTMENTAL LIAISON 

 

The Transportation Division of the Engineering Department reviewed the subdivision 

application in August 2016 and advised that they have no objection to it.  

 

8. OPTIONS 

 

The following options are presented for the Land Use Planning Committee’s consideration: 
 

1. That the Land Use and Planning Committee recommends Council issue notice that it 

will consider a resolution to issue Development Variance Permit DVP00621 to permit 

the creation of two lots with frontages of 9.18 percent of their perimeters at 350 

Johnston Street. 

 
2. That the Land Use and Planning Committee provide staff with alternative feedback. 

 

Staff recommends Option 1. 

 

ATTACHMENTS 

 

Attachment 1: Land Use Map 

Attachment 2: Site Plan and Streetscape Drawing 

 

 

This report has been prepared by: 

David Guiney, Senior Planning Analyst 

 
This report was reviewed by: 

John Stark, Acting Manager of Planning 

 

   

   

 

  

Jackie Teed 

Acting Director of Development 

Services 
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Land Use Map 



 

Yellow is single detached dwelling, Green is civic institution and recreation 
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Site Plan and Streetscape Drawing 
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