
 

Notice is hereby given of the following meeting: 

REGULAR MEETING OF THE 

LAND USE AND PLANNING COMMITTEE 

February 24, 2020 at 10:30 a.m. 

Council Chamber, City Hall 

AGENDA 

ADDITIONS / DELETIONS TO THE AGENDA 

MOTION to amend/approve the Land Use and Planning Committee agenda. 

REVIEW AND ADOPTION OF CONSENT AGENDA 

MOTION to amend/approve the Land Use and Planning Committee consent 

agenda. 

ADOPTION OF MINUTES 

1. Adoption of the Minutes of January 27, 2020 LUPC Meeting

PRESENTATIONS 

2. No Items

UNFINISHED BUSINESS 

3. No Items

DIRECTOR OF DEVELOPMENT SERVICES MEMOS FOR ACTION 

4. No Items

REPORTS FOR ACTION 

5. No Items

LUPC Agenda Package Page 1



Doc #1515105 Land Use and Planning Committee Agenda  Page 2 

February 24, 2020 Meeting 

CONSENT AGENDA 

6. 1301 Seventh Avenue:  Garage Conversion to Laneway House – Preliminary

Application Review

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

7. No Items

NEW BUSINESS 

8. No Items

CORRESPONDENCE 

9. No Items

NEXT MEETING 

Monday, March 30, 2020

ADJOURNMENT 
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REGULAR MEETING OF THE 
LAND USE AND PLANNING COMMITTEE 

January 27, 2020 at 10:00 a.m. 
Council Chamber, City Hall 

MINUTES 

PRESENT: 
Mayor Cote 
Councillor Chinu Das 
Councillor Chuck Puchmayr 

GUESTS:  
Ms. Lisa Chan - Resident/Applicant
Ms. Katie Cummer  - Cummer Heritage Consulting
Ms. Kirsten Sutton  - Designer, D3 Dimension Drafting and Design Inc.
Ms. Gillian Jamieson - Resident/Applicant
Mr. James Jamieson  - Resident/Applicant
Ms. Maryanne Eyers - Capital City Classic Arcade
Mr. Eyers  - Capital City Classic Arcade

STAFF: 
Ms. Emilie Adin  - Director of Development Services
Ms. Kim Deighton  - Manager, Licensing & Integrated Services
Ms. Carolyn Armanini - Planner
Ms. Britney Dack  - Heritage Planner
Mr. Mike Watson  - Senior Planner
Ms. Carilyn Cook  - Committee Clerk

The meeting was called to order at 10:00 a.m. 

ADDITIONS / DELETIONS TO THE AGENDA 

MOVED and SECONDED 
THAT the January 27, 2020 Land Use and Planning Committee agenda be adopted as 
circulated. 

CARRIED. 
All members of the Committee present voted in favour of the motion. 
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REVIEW AND ADOPTION OF CONSENT AGENDA 
 

MOVED and SECONDED 
THAT items 7 and 8 be removed from the Consent Agenda for further discussion.  

 
CARRIED. 

All members of the Committee present voted in favour of the motion. 
 
ADOPTION OF MINUTES 

 
1. Adoption of the Minutes of December 9, 2019 LUPC Meeting 
 

MOVED and SECONDED 
THAT the December 9, 2019 Land Use and Planning Committee meeting minutes be 
adopted as circulated.  

CARRIED. 
All members of the Committee present voted in favour of the motion. 

 
PRESENTATIONS 

 
2. There were no items.  

 
UNFINISHED BUSINESS 

 
3. There were no items.  
 
DIRECTOR OF DEVELOPMENT SERVICES MEMOS FOR ACTION 

 
4. 337 – 339 Keary Street:  Proposed Official Community Plan Amendment  

- Inquiry 
 
Emilie Adin, Director of Development Services, provided a short summary of the 
above-noted memo dated January 27, 2020.  She explained that the proposal was an 
extraordinary enquiry that was being brought to the Committee in the absence of any 
City policy being in place as it offers opportunities not previously seen by the 
Committee or Council, and feedback is being sought from the Committee as to whether 
or not this would be a viable proposal to explore further.  
 
In response to questions from the Committee, the applicant, Ms. Chan, advised that 
the intention is to install one parking spot per unit, possibly with car share spaces as 
well.  As the proposal is in the preliminary stages, the number of visitor spots to be 
provided is currently undetermined.  
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In response to questions from the Committee, staff provided the following comments:  
 
• One parking stall per unit is what is required;  and,  
• If the stacked townhouse proposal is not viable, it is best that the applicant know 

now to avoid investing money in more detailed design work and allow them to 
make alternate plans, which may include selling the property.    

 
Discussion ensued, and the Committee provided the following comments:   
 
• The community may be concerned about the parking as there are already parking 

challenges in the area; this will have to be addressed if the proposal goes to Council;  
• Market rentals are becoming a good investment; however, they may become 

unaffordable to residents with the 2 percent raise in rent.  It would be nice to see 
more social or subsidized housing; 

• A Committee member expressed support of the proposal moving forward for 
further discussion;  

• While the City needs more rental housing, there are concerns with the  location of 
the site and the quality of life such a development will provide with respect to trees, 
the increased need for on-street parking, etc.; 

• The proposal should go to the Affordable Housing & Child Care Task Force for 
feedback, if the proposal were to proceed;   

• The OCP allows townhouse development in this area; however, this project is more 
of a four-storey development.  Therefore, the challenges with previous attempts for 
townhouse development on this site would need to be addressed in order to 
determine  how that could work;  

• Rather than amend the relatively new OCP, the City should work with the applicant 
to get a proposal that works within the OCP;     

• It is important that the proponent heed the Committee’s comments and not invest 
a lot of money in something that may not be approved by Council;  

• Committee members agreed that the Sapperton Residents’ Association be 
consulted on the proposal; and,   

• Additional feedback would be welcome, including why the project could not 
adhere to the OCP.   

 
MOVED AND SECONDED 
THAT Land Use and Planning Committee direct staff to elicit feedback from the 
Affordable Housing and Child Care Task Force and/or from all of Council, and from 
the Sapperton Residents’ Association on the many considerations listed in favour of 
and counter to the proposed OCP amendment application as outlined in the 
Director’s Memo for Action dated January 27, 2020, titled, “337 and 339 Keary 
Street:  Proposed Official Community Plan Amendment - Inquiry.” 

 
CARRIED. 

All members of the Committee present voted in favour of the motion. 
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REPORTS FOR ACTION 

 
5. 208 Fifth Avenue:  Heritage Revitalization Agreement 
 

Britney Dack, Heritage Planner, provided a presentation with respect to the above-
noted report dated January 27, 2020, after which the applicant, Ms. Jillian Jamieson, 
shared her own presentation with the Committee.  
 
In response to questions from the Committee, the proponents provided the following 
comments:  
 
• The tree, described as “a monster tree,” is planted in an inappropriate location on 

the property, and has been causing issues with drain tile, etc.  The City has advised 
that removal of the tree is a civil matter, therefore, consent for the removal of the 
tree is being sought from the neighbor;    

• The reduction of the proposed FSR to 0.65 for the new build would likely be  
reduced square footage in the basement; and,   

• The house started out at an FSR of approximately 0.8 and throughout the design 
process and many consultations with staff, the density and massing has come down 
enough to generally satisfy City guidelines.    

 
In response to a question from the Committee, staff advised that 20 percent of lot depth 
is required for the front yard setback. 

 
Discussion ensued, and the Committee provided the following comments:   
 
• A Committee member voiced concern with the garage at the front of 208 Fifth 

Avenue noting that many residents in the area park on the street and utilize their 
garages for storage or living space, while another Committee member shared that 
they had no concerns with the garage;    

• Overall, the design of the project is pleasing, however, the density is concerning; 
• The tree issue must be resolved before the project can move forward as  the site 

design  will impact where the garages are located;  
• The design flow of the house provides quality of life for the neighbours and 

livability for the house owners;  
• The proposal makes sense in terms of design and is a good way to split the lot while 

maintaining the streetscape; 
• The scale of the project is supported;  
• A Committee member expressed support for the new build’s garage as the street 

operates as a back lane; 
• Staff’s position regarding the house located at 208 Fifth Avenue is supported; and,  
• The City should maintain consistency with respect to the Queens Park 

Conservation Area guidelines that addresses getting garages off the street.    
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MOVED AND SECONDED 
THAT the Land Use and Planning Committee endorse the recommendations 
summarized in Section 6 of the report dated January 27, 2020, titled, “208 Fifth 
Avenue:  Heritage Revitalization Agreement – Preliminary Report,” and direct staff 
to work with the applicant to integrate the Committee’s feedback prior to proceeding 
with public consultation;  
 
THAT the Land Use and Planning Committee recommend that staff proceed with 
processing the Heritage Revitalization Agreement as outlined in Section 5 of this 
report, once the Committee’s feedback has been integrated into the proposal; and,  
 
THAT the Land Use and Planning Committee direct staff to advise the applicant that 
an HRA which would allow a density increase to the new house could be further 
explored, provided that the proposal aligns with similar HRAs at a maximum of 0.65 
FSR.  

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

 
CONSENT AGENDA 

 
6. 835 Royal Avenue:  Heritage Revitalization Agreement – Preliminary Review 
 

MOVED AND SECONDED 
THAT the Land Use and Planning Committee endorse the recommendations 
summarized in Section 6 of the report dated January 27, 2020, titled, “835 Royal 
Avenue:  Heritage Revitalization Agreement – Preliminary Report,” and direct staff 
to proceed with processing the proposed Heritage Revitalization Agreement as 
outlined in Section 5 of this report. 

ADOPTED BY CONSENT. 
 

ITEMS REMOVED FROM THE CONSENT AGENDA 
 

7. 457 East Columbia Street:  Rezoning and Liquor Primary – Preliminary 
Application Review 

 
Carolyn Armanini, Planner 1, provided a summary presentation of the above-noted 
report dated January 27, 2020, and the six requests from the applicant.  Ms. Armanini 
advised that the proponents were particularly concerned about the restrictions on the 
types of games that can be offered at the arcade, the discouragement of the 
congregation of non-paying customers, and the age restriction of employees with 
respect to the liquor primary.   
 
The applicant, Ms. Maryanne Eyers, addressed the Committee and reminded members 
that this process began in 2016.  She noted that since then, a number of similar 
businesses in other municipalities have been approved to have arcades with a liquor 
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primary and will be opening in 2020.  This includes Cineplex’s “The Rec Room,” in 
Brentwood, which has been approved for a liquor primary with a family-friendly 
endorsement and over 100 arcade games without the above-noted restrictions.    
 
Ms. Eyers shared that it was her impression that people under 19 years of age may be 
employed as long as they are not serving alcohol.  As well, she stated that the 
restriction on the types of arcade games they can offer is too limiting with respect to 
the violence aspect as some games, such as one that includes shooting turkeys out of 
the sky, would be deemed too violent for them to have in their establishment and noted 
that violence is a subjective issue. Ms. Eyers expressed that this has been a long, 
frustrating, four-year process with restrictions that they feel are inappropriate for their 
business which is a community hub that families visit to celebrate birthdays, etc.     
 
In response to questions from the Committee, Mr. & Ms. Eyers provided the following 
comments:  
 
• The adult content games could be separated from games containing violence.  The 

concern is that the restriction against violent games is too limiting and may include 
games that, while subjective, a lot of people would not deem violent;   

• Arcade video games are not subject to ratings such as what home use video games 
have received since the late 1980s;   

• While none of the noted arcade facilities in other municipalities are currently open, 
pubs are allowed have a number of arcade machines available for customer use, 
however, they are still classified as pubs;   

• With respect to the 1:00 a.m. closing, staff do not allow patrons to enter the 
business after a certain time in order to ensure that customers have ample time to 
play and will not have to leave earlier because the arcade is closing; and,  

• Regarding the liquor primary, children will not be allowed into the establishment 
without their parents.  

 
In response to questions from the Committee, staff provided the following comments:  
 
• To date there have been no instances of concern regarding this type of arcade in 

New Westminster;  and,  
• Age constraints for employees at establishments that serve alcohol is regulated by 

the Province, not the City, with liquor primaries requiring all employees to be 19 
years or over.  This will be clarified with the applicant.   

 
Discussion ensued, and the Committee provided the following comments:   
 
• There is not enough of these cases in recent history for the Committee to draw 

information from to assist in these decisions;  
• A Committee member noted that the amusement arcade has been positively 

received in the community, that they had heard good things about it, it is well run, 
and patrons have positive experiences when visiting the establishment;  
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• Committee members agreed that, while it would be concerning if there were no 
restrictions on arcade games and businesses wound up with more adult-content 
games (e.g. pornographic material), it would be appropriate to reduce the 
restrictions as they apply to other games;   and,  

• This is new ground with other communities introducing amusement arcades as well 
and the City does not want to be adversarial with the proponent.   

 
MOVED AND SECONDED 
THAT the Land Use and Planning Committee recommend that staff process the 
Rezoning and Liquor Primary, Family Friendly Endorsement applications for the 
subject property (457 East Columbia Street) based on the streamlined process outlined 
in Section 6.1 of the report dated January 27, 2020, titled, “457 East Columbia Street:  
Rezoning and Liquor Primary – Preliminary Report,” taking into consideration 
comments received by the Land Use and Planning Committee. 

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

8. 719 Colborne Street:  Rezoning and Minor Development Permit Application for 
Two Accessory Dwellings – Bylaw for Consideration of  Readings 

 
In response to a question from the Committee, staff clarified that the property does not 
currently have a secondary suite nor an accessory dwelling unit.   
 
MOVED AND SECONDED 
THAT the Land Use and Planning Committee recommend that Council consider 
Zoning Amendment Bylaw No. 8176, 2020 for First and Second Readings and forward 
the Bylaw to a Public Hearing on February 24, 2020. 

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

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

 
9.  There were no items.  

 
NEW BUSINESS 

 
10. Election of Alternate Chair 
 

MOVED AND SECONDED 
THAT Councillor Chinu Das be elected as the Alternate Chair for the 2020 term of 
the Land Use and Planning Committee.  

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

11. There were no items.  
 
NEXT MEETING 
 
Monday, February 24, 2020 
 
ADJOURNMENT 

 
ON MOTION, the meeting was adjourned at 12:09 p.m.  
 
 
 
             
Mayor Cote   Carilyn Cook   
Chair        Committee Clerk 
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R E P O R T  
Development Services  

To: Land Use and Planning Committee Date: 2/24/2020 

From: Emilie K Adin, MCIP 

Director of Development Services 

File: PAR01370 

Item #: 7/2020 

Subject: 1301 Seventh Avenue: Garage Conversion to Laneway House - 

Preliminary Application Review 

RECOMMENDATION 

THAT the Land Use and Planning Committee endorse the recommendations summarized in 

the Feedback Section (Section 6) of this report, and instruct staff to include these in the pre -

application review letter to the applicant. 

EXECUTIVE SUMMARY 

The applicant has submitted a Pre-Application Review (PAR) to rezone 1301 Seventh Ave to 

allow the existing garage to be converted into a larger detached accessory dwelling unit, 

containing two enclosed parking spaces. Staff is seeking general feedback regarding the 

proposal from the Land Use and Planning Committee (LUPC), as well as specific feedback 

regarding: 

 Size of detached accessory dwelling unit

 Size of enclosed parking

 Requirements to demonstrate BC Building Code and Step Code are being met

 Relaxations and design changes needed to meet Development Permit Area guidelines

for laneway and carriage houses

 Requirements for servicing
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1. BACKGROUND 

 

1.1 Site Characteristics and Context 

 

The subject property is a corner lot that fronts Seventh Ave and flanks Thirteenth Street, in 
the West End neighbourhood.  The subject property is primarily surrounded by Single-

Detached (NR-1) and Duplex Dwellings (RT-1A). The adjacent properties to the west and 

across the lane to the north are duplexes. 

 

The site is approximately 638 sq. m. (6864 sq. ft.) and contains an existing single detached 

dwelling with basement suite, and a detached three-car garage, as shown in Attachment 1. 

The house was constructed in 1923, and then lifted and renovated in 2008. 

  

 
Image 1: Aerial Photograph of 1301 Seventh Ave 

 

The 69.5 sq. m (748 sq. ft.) three-car garage was built in 2012, with additional floor space 

situated above the parking spaces. This was permitted for garages at the time, although the 

second storey space was not permitted to be used for residential use, and a restrictive 

covenant was registered preventing that use. The accessory building is larger than currently 

permitted, as the NR-1 zoning regulations were changed in 2015 to reduce building bulk.  
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Image 2: Photograph of existing 3 car garage, built in 2012 

 

2. PROJECT DESCRIPTION 

 

2.1 Project Description 

 
The applicant has submitted a Pre-Application Review (PAR) to rezone 1301 Seventh 

Avenue to allow for the conversion of the existing three car garage into a detached accessory 

dwelling unit. The proposed development would retain the current structure, without any 

additional height or massing added. Two off-site parking spaces in the garage would be 

retained and the remaining floor area of 67.4 sq. m (726 sq. ft.) converted to residential space 

mostly on the upper level. The detached accessory dwelling unit would be a total of 123 sq. 

m. (1326 sq. ft.), or 0.197 of site area. 

 

No changes are proposed to the existing principal dwelling, which has an FSR of 0.61, which 

is permitted under NR-1 Zoning for buildings built before 1997. A rezoning to a 

Comprehensive Development zone would be required in order to permit a detached 

accessory dwelling unit that is larger than 0.10 of site area or 89 sq. m. (958 sq. ft.). The 

applicant’s Letter of Intent and preliminary drawings are included in as Attachments 2 and 3.  
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4.2   Project Statistics 

 

ZONING 

RT-1A / NR-1 
Permitted / Required  Existing/Proposed 

Site Area, minimum 557.4 sq. m. (6000 sq. ft.) 636.0 (6846 sq. ft.) 

Detached accessory 

dwelling unit Area  

0.10 of site area 

63.5 sq. m. (684 sq. ft.) max 

89 sq. m. (958 sq. ft.) max 

0.197* of site area 

123* sq. m. (1326 sq. ft.) 

Area for enclosed parking in 

a Detached accessory 

dwelling unit 

20.5 sq. m. (221 sq. ft.) 55.7* sq. m. (600 sq. ft.) 

Rear setbacks 0.61 metres (2 ft.) 0.61* metres (2 ft.) 

Building Height 7 metres (22.97 ft.) 6.2* metres (20.25 ft.) 

Off-Street Parking 2 spaces 3 (current use) 

2 (proposed use)  

Electric Vehicle Charging 

station 

1 EV charging station None proposed 

*To be confirmed at rezoning application. 

 

An evaluation of how the building meets the Development Permit Area Guidelines for 

laneway and carriage houses has been provided in Attachment 4.  

 

3. DISCUSSION  

 

3.1 Size of Detached Accessory Unit  

 

The proposed detached accessory dwelling unit of 123 square metres (1326 sq. ft.) square 

feet, is almost double the maximum permitted size that a laneway house would be permitted 

to be on this property (63.5 sq. m. or 684 sq. ft. is permitted under current zoning). However, 

given the building proposed for conversion has been in place since 2012, and no additional 

building bulk or height would be added, the proposal is considered reasonable. 

 

Does the LUPC support that staff work with the applicant to bring forward a formal 

rezoning application with a detached accessory dwelling unit of this size?  

 

3.2 Two Enclosed Parking Spaces 

 

The Zoning Bylaw allows a detached accessory dwelling unit to contain a maximum of one 

enclosed parking space. This regulation was developed to reduce the overall bulk of the 

buildings, and to discourage conversion of the garage space into living space. The 
application states that the proposed detached accessory dwelling unit would contain 55.7 

square metres (600 sq. ft.) for two enclosed parking spaces, accessed by a double garage 
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door. Typical two-car garages are 38 to 42 sq. m. (400 to 450 sq. ft.) in size. Given that the 

building has been in place as a garage since 2012, and parking space would be converted to 

dwelling space, the proposal is considered reasonable. 

 

Does the LUPC support that staff work with the applicant to bring forward a formal 
rezoning application that includes up to 600 sq. ft. for two enclosed parking spaces?  

 

3.3 Building Code and Step Code 

 

The main challenge with conversion projects is meeting the current BC Building Code 

requirements for residential buildings, as garages have not been built or inspected to 

residential standards. The proposed building would need to meet current BC Building Code 

residential standards appropriate to its intended use. A high-level review completed by the 

original building designer indicated that under-slab insulation should be upgraded, which can 

be reasonably accomplished. A Code Consultant report would be required to provide a more 

complete list of any necessary upgrades, which may include: additional insulation under the 

slab, increased wall thickness, rain screening, ventilation and plumbing installation. An 

energy model demonstrating the building meets Step Code Level 1 and a report indicating 

the building meets all city sewer separation requirements, including drain tile and perimeter 

drainage would also be required.  
 

Does the LUPC support that staff work with the applicant to bring forward a formal 

rezoning application that includes a Code Consultant report outlining all upgrades required 

to meet the 2018 BC Building Code requirements? 

 

3.4 Development Permit Guidelines 

 

A Laneway and Carriage House Development Permit would also be required, to ensure  the 

private open space and other aspects of the building meet liveability expectations. An initial 

review has been conducted, and multiple Development Permit Area (DPA) Guidelines are 

not yet met by the current building configuration. 

 

Design items that relate to entry landing area, private open space, walkway, bin storage, 

landscaping and trees can be resolved as part of the Development Permit process. An 

updated survey would need to be provided to confirm that the building separation between 
the main house’s covered patio and the proposed laneway house is being met. The DPA 

Guidelines regarding side and rear setbacks, dormer size, and site coverage could be 

reasonably relaxed as part of the development permit process. 

 

Does the LUPC support that staff with the applicant to bring forward a formal rezoning 

application that includes revisions to meet the DPA guidelines, except where reasonable 

relaxations can be considered for side and rear setbacks, dormer size and site coverage?  
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3.5 Servicing 

 

As part of the house renovations conducted in 2008, the water and combined sewer service 

connections were upgraded. As part of the current proposal, undergrounding of all electrical 

services would be required. As this project would require a full rezoning, servicing upgrades 
and off-sites would be expected to meet the full requirements of the Subdivision and 

Development Control Bylaw. Laneway and carriage houses applications that meet existing 

zoning entitlements are exempt from some of the off-site requirements, such as sidewalk 

widening, curb and gutter and street lighting. 

 

Does the LUPC support that staff advise the applicant that they will be expected to meet the 

full servicing and off-site requirements as part of their rezoning application?  

 

3.6 Tree Protection and Replacement 

 

There are a number of off-site trees near 1301 Seventh Ave that would require an Arborist 

Report and Tree Permit Application as part of a formal zoning application. Staff would work 

with the applicant to retain as many healthy street trees as possible, ensure compliance with 

Tree Protection Bylaw requirements and to secure the planting of one new tree, according to 

the DPA Guidelines, as part of the formal application. There are no on-site trees and no trees 
are proposed for removal.  

 

3.7 Future Conversion Applications 

 

Many owners of large garages across the city, particularly in the West End, that were 

constructed prior to the zoning regulation changes have expressed interest in converting them 

to residential use. Staff are currently processing two other Development Permits for garage 

conversion projects that meet zoning requirements. Staff work with applicants to ensure 

consistent application of Building Code and engineering servicing upgrade requirements 

between new build and conversion projects. Often, the Code Consultant reports reveal that 

the floor, walls and foundations must be removed to be re-inspected or re-installed, and the 

entire project would be simpler if the building were demolished and a new building built for 

the space. Staff continues to encourage applicants building new garages to take this into 

consideration at that time, potentially saving time and cost, should they decide to pursue a 

conversion in the future.  
 

4. CONSULTATION  

 

Following the PAR stage, should the applicant decide to submit a formal application, they 

would be required to undertake public consultation as part of the Rezoning process. 

Consultation includes a presentation to the West End Residents Association, a community 

open house, Advisory Planning Commission and other City committees as required, and a 

public hearing. The Development Permit would not require consultation apart from 
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providing notice to neighbouring properties that the DP has been issued (subject to Council’s 

approval of the rezoning application).  

 

5. REVIEW PROCESS  

 

Feedback from the LUPC and staff will be incorporated into a PAR letter that would be 

forwarded to the applicant. Should the proponent decide to submit a formal application, the 

proposed project will be reviewed in accordance with the City’s Rezoning and Development 

Permit application review process. 

 

6. FEEDBACK FROM LAND USE AND PLANNING COMMITTEE (LUPC) 

 

Staff is seeking general feedback from the LUPC on the proposed development. In addition, 

staff seeks LUPC endorsement of the following recommendations, specifically that LUPC 

direct staff to:  

 

1. Work with the applicant to bring forward a formal rezoning application with a 

detached accessory dwelling unit of this size; 

 

2. Work with the applicant to bring forward a formal rezoning application that in cludes 
up to 600 sq. ft. for two enclosed parking spaces;  

 

3. Work with the applicant to bring forward a formal rezoning application that includes 

a Code Consultant report outlining all upgrades required to meet the 2018 BC 

Building Code requirements; 

 

4. Work with the applicant to bring forward a formal Development Permit application 

that includes revisions to meet the DPA guidelines, except where reasonable 

relaxations can be considered for side and rear setbacks, dormer size and site 

coverage; 

 

5. Advise the applicant that they will be expected to meet the full servicing and off -site 

requirements as part of their rezoning application, instead of the abbreviated laneway 

house services. 
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7.  OPTIONS 

 

The following options are offered for consideration of the LUPC: 

 
1. That the Land Use and Planning Committee endorse the recommendation summarised 

in the Feedback Section (Section 6) of this report and instruct staff to include it in the 

pre-application review letter to the applicant. 

 

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

 

Staff recommends Option 1. 

 

 

ATTACHMENTS 

 

Attachment 1: Site Context Map and Photographs 

Attachment 2: Policy and Regulations 

Attachment 3: Applicant’s Letter of Intent 

Attachment 4: Preliminary plans 
Attachment 5: Proposed Laneway House review against DPA Guidelines 

 

 

 

This report has been prepared by:  

Janet Zazubek, Planning Analyst 

 

This report was reviewed by:  

Jackie Teed, Senior Manager of Development Services 

 

   

   

 

  

Emilie K Adin, MCIP 

Director of Development Services 
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Site Context Map and Photographs 

LUPC Agenda Package Page 19



C
ity

 o
f N

ew
 W

es
tm

in
st

er

Th
is

 m
ap

 is
 a

 u
se

r g
en

er
at

ed
 s

ta
tic

 o
ut

pu
t f

ro
m

 a
n 

In
te

rn
et

 m
ap

pi
ng

 s
ite

 a
nd

is
 fo

r r
ef

er
en

ce
 o

nl
y.

 D
at

a 
la

ye
rs

 th
at

 a
pp

ea
r o

n 
th

is
 m

ap
 m

ay
 o

r m
ay

 n
ot

 b
e

ac
cu

ra
te

, c
ur

re
nt

, o
r o

th
er

w
is

e 
re

lia
bl

e.

50
0

C
N

W
 G

IS
 S

er
vi

ce
s

0.
0

1:

N
AD

_1
98

3_
U

TM
_Z

on
e_

10
N

Ki
lo

m
et

er
s

0.
0

0
0.

01

LUPC Agenda Package Page 20



  
Photo 1: View of garage from 
lane, facing east 

 

 

 

 

 

 

 

Photo 2: View of garage from 
lane, facing west 

 

 

 

 

 

 

 

Photo 3: View of garage from 
backyard, facing north 
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Attachment 2 

Policy and Regulations 
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1. POLICY AND REGULATIONS 
 
1.1 Official Community Plan 
 
The subject properties are designated (RD) Residential - Detached and Semi Detached 
Housing which is described, in part, as follows: 
 

Purpose: To allow low density ground oriented residential uses including gentle 
infill which increases housing choice and retains existing neighbourhood 
character 
Principal Forms and Uses: Single detached dwellings and duplexes. Single 
detached dwellings may also include a secondary suite and/or a detached 
accessory dwelling unit (e.g. laneway house, carriage house). 
Complementary Uses: Home based businesses, small scale local commercial uses 
(e.g. corner stores), small scale institutional uses (e.g. child care, care facilities, 
places of worship), utilities, transportation corridors, parks, open space, and 
community facilities. 
Maximum Density: Low density residential. 
 

The proposal is consistent with the Official Community Plan (OCP) land use designation 
and no OCP amendment would be required. 
 
1.2 Development Permit Area 
 
The subject property is located within the laneway and carriage Houses DPA (DPA1.1) 
which is intended to ensure the design is complementary to surrounding housing and to 
encourage innovative infill housing.  A Laneway and carriage House Development 
Permit would be required for the proposed development in order to review the building 
design and landscaping for the laneway house.  
  
1.3 Zoning Bylaw  

 
The subject property is currently zoned Duplex Districts (RT-1A). The intent of this zone 
is to “to allow two-family dwellings.” The RT-1A Zone also allows for single detached 
dwellings to NR-1 district standards, provided that detached accessory dwelling units are 
a permitted use only for lots which are designated ‘(RD) Residential Single Detached and 
Semi-Detached Housing’ or ‘(RGO) Residential – Ground Oriented Infill Housing’ in the 
City of New Westminster Official Community Plan. The applicant is proposing to rezone 
to a Comprehensive Development (CD) District with the NR-1 zone as a reference base. 
The NR-1 zone allows for a detached accessory dwelling unit of a maximum of 10% of 
the site area.   
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Attachment 3 
 
 

Applicant’s Letter of Intent 
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Attachment 4 
 
 

Preliminary plans 
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Attachment 5 
 
 

Proposed Laneway House review  
against DPA Guidelines 
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DPA Guidelines  Current/ 
Proposed 

Setbacks 
Rear setback, at least 3 feet landscaped 
Interior side yard, 4 feet 

 
2 ft 
2 ft 

Building separation, 16ft 
• Calculated from edge of covered patio to garage 

Approximately 18 
feet, to be confirmed  

Site Coverage, maximum 10% 11% 
Total dormer width on each elevation should not exceed 40% 
of the width of the upper storey. 50% 

Landscaping: 
• 160 sqft private outdoor space 
• Provide trees on properties without trees and provide 

additional trees on all other properties. 
• A combination of hard and soft landscaping 
• Consider using plants, trees and minor changes in 

grade to define open space and optimize soft 
landscaping. 

• Planting strips are required on the public side of 
screens or fences. 

• Areas of impermeable paving should be minimized. 
Areas of asphalt should be avoided. 

• Permeable surfaces are highly recommended on 
pathways and patios 

297 sqft private 
outdoor space.  
 
Asphalt surface  

Entry Landing area: 
• Entrances to LWHs and CHs on corner lots should be 

oriented to the flanking street. 
• LWH and CH entrances should incorporate a landing 

or “stoop”, connected to the access path leading to the 
street, and to the lane for LWH. 

Not provided 

Walkway and lighting 
• Pedestrian access from the front street to LWHs for 

emergency responders, deliveries and visitors that 
includes signage and lighting is an important livability 
consideration. 

• A clear access route with a hard surface is required 
from the street to the entrance for access: 0.91m (3ft) 
existing house  

Not provided 
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• The street access and access path should be adequately 
lit. 

Lane Frontage 
• All lane elevations, especially those without doors 

facing the lane, should be articulated and include 
design elements that are identified with traditional 
“front” street elevations. This could include bay 
windows, planters, window boxes, windows indicating 
main living spaces, street address, entry gates, lighting 
and/or cladding material that reinforce this as the 
public oriented building face. 

• The residential address should be clearly visible to 
vehicles and pedestrian on the lane and on the street. 

• Garage doors are intended to enhance the lane 
elevation. They should be consistent in quality, 
materials and details with the overall design and are 
required to be partially glazed. 

• Adequate space for garbage and recycling containers 
should be provided for all dwelling units on the 
property and screened from view. 

Not Provided  
 
 
 
One double and 
one single garage 
door on lane 
elevation, no 
glazing 
 
 
 
Not Provided 
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