
April 4, 2016 Land Use and Planning Committee Agenda Page 1 

Doc #842358 

REGULAR MEETING OF THE  

LAND USE AND PLANNING COMMITTEE 

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

April 4, 2016 at 12:00 p.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. Motion to adopt the minutes of the Land Use and Planning Committee

meetings held:

a. February 1, 2016

b. February 15, 2016

PRESENTATIONS 

2. No Items.

UNFINISHED BUSINESS 

3. No Items.

REPORTS FOR ACTION 

4. 522 Sixth Street: Temporary Public Realm Improvements– Erika Mashig

5. 325 and 329 Ewen Avenue: Rezoning - Consideration of First and Second

Readings– Rupinder Basi and Lynn Roxburgh



April 4, 2016 Land Use and Planning Committee Agenda Page 2 

Doc #842358 

6. 518 Ewen Avenue: Proposed Rezoning from (C-1) to (RQ-1) to Permit

Construction of a Single Detached Dwelling - Consideration of First and

Second Readings- Dave Guiney

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

7. No Items.

NEW BUSINESS 

8. No Items.

CORRESPONDENCE 

9. No Items

ADJOURNMENT 



 
 

REGULAR MEETING OF THE  
LAND USE AND PLANNING COMMITTEE 

 
February 1, 2016 at 12:00 p.m. 
Committee Room 2, City Hall 

 
MINUTES 

 
PRESENT: 
Mayor Jonathan Coté 
Councillor Patrick Johnstone 
Councillor Chuck Puchmayr 
 
STAFF: 
Ms. Bev Grieve  - Director of Development Services 
Ms. Jackie Teed  - Manager of Planning  
Mr. Barry Waitt  - Senior Planner 
Ms. Lauren Blake   - Committee Clerk 

 
The meeting was called to order at 12:08 p.m. 

 
ADDITIONS / DELETIONS TO THE AGENDA 
 
 There were no additions. 
 
ADOPTION OF MINUTES 
 
1. No items. 

 
PRESENTATIONS 
 
2. No items. 

 
UNFINISHED BUSINESS 
 
3. No Items 
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REPORTS FOR ACTION 
 
4.  New Westminster Child and Youth Friendly Community Strategy 
 

a) Presentation 
b) Report 
 
 The Committee directed staff to refer the New Westminster Child and Youth 
Friendly Community Strategy to Council.  

 
5. New Westminster Dementia-Friendly Community Action Plan 
 

 The Committee directed staff to refer the New Westminster Dementia-Friendly 
Community Action Plan to Council.  

 
6. 518 Ewen Avenue: Proposed Rezoning from C-1 to RQ-1 to Permit 
 Construction of a Single Detached Dwelling - Preliminary Report 
 
 Bev Grieve, Director of Development Services, summarized the report dated 
 February 1, 2016 regarding a proposed rezoning at 518 Ewen Avenue. 
 
 MOVED and SECONDED 
 THAT the Land Use and Planning Committee request staff to proceed with the 

processing of the rezoning application for 518 Ewen Avenue as outlined in the 
report dated February 1, 2016. 

CARRIED. 
 All members of the Committee present voted in favour of the motion. 
 
DIRECTOR’S / MANAGER’S REPORT (Oral Report) 
 
7. 709 Cumberland Street 
 
 Bev Grieve, Director of Development Services, advised that a Heritage 
 Revitalization Agreement (HRA) was received for 709 Cumberland Street, which 
 proposed to subdivide the lot and build one new house, in exchange for retaining 
 the existing heritage home.  However, during renovations, the owner found the 
 heritage home to be in poor condition, and demolished the structure to the 
 basement.  The applicant is now requesting that the HRA involve the replication of 
 the heritage home on one of the lot. 
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 Discussion ensued, and the Committee expressed concerns regarding the HRA 
 process. The Director advised that the matter with regards to Cumberland Street  
 will be brought before Council for further direction.  

 
MOVED and SECONDED 
THAT Council consider the feasibility and advisability of  amending the Heritage 
Revitalization Agreement to provide additional structure to the agreement, and 
clarify  that the agreement would be breeched if the heritage house is demolished; 
and, 
 
THAT the format of the Heritage Designation Bylaw be reviewed to identify 
enforcement abilities.   

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

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

ON MOTION, the meeting was adjourned at 12:24 p.m. 
 
 
 
      
JONATHAN COTÉ  LAUREN BLAKE 
MAYOR  COMMITTEE CLERK 
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REGULAR MEETING OF THE  
LAND USE AND PLANNING COMMITTEE 

 
February 15, 2016 at 12:00 p.m. 
Committee Room 2, City Hall 

 
MINUTES 

 
PRESENT: 
Mayor Jonathan Coté 
Councillor Patrick Johnstone 
Councillor Chuck Puchmayr 
 
STAFF: 
Ms. Bev Grieve  - Director of Development Services 
Ms. Jackie Teed  - Manager of Planning  
Mr. Barry Waitt  - Senior Planner 
Mr. Rupinder Basi  - Senior Planner 
Ms. Lauren Blake   - Committee Clerk 

 
The meeting was called to order at 12:05 p.m. 

 
ADDITIONS / DELETIONS TO THE AGENDA 
 

There were no additions. 
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ADOPTION OF MINUTES 
 
1. Motion to adopt the minutes of the Land Use and Planning Committee 

meetings held: 
 

a. December 7, 2015 
b. January 11, 2016 
c. January 18, 2016 

 
 MOVED and SECONDED 
 THAT the following Land Use and Planning Committee meeting minutes be 
 adopted: 

a. December 7, 2015 
b. January 11, 2016 
c. January 18, 2016 

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

 
PRESENTATIONS 
 
2. 618 Carnarvon Street:  Rezoning from C-4 to CD to allow a Mixed Use 

Commercial Multi Unit Residential Development – Preliminary Report 
 

Procedural note: Mayor Cote declared a conflict of interest and exited the 
meeting.  Councillor Puchmayr assumed the Chair. 
 

a. Staff Report 
 
Barry Waitt, Senior Planner, summarized the report dated February 15, 2016 
regarding 618 Carnarvon Street. 
 

b. Applicant Presentation  
 
Larry Kerr, Urban West Projects, provided a PowerPoint presentation 
regarding the proposal for 618 Carnarvon Street. 
 
In response to questions from the Committee, Mr. Waitt and Mr. Kerr 
provided the following information: 
 • The 334 parking spaces provided would meet the bylaw 

requirements;  • The proposal meeting the Family Friendly Housing requirements;  
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• The 6.11 Floor Space Ratio (FSR) does not include parking;  • The bonus density would allow for 240 feet in height and the 
applicant is requesting 350 feet in height;  • The project could be applicable for a heritage density bonus, if there 
was a project that wished to partner with the applicant;  • There would be five levels of parking provided, and the majority of 
parking would be underground, except for along Clarkson Street;  

 
  Discussion ensued, and the Committee noted the following suggestions: 
 • There could be a clearer way of identifying heritage density 

opportunities;  • A pedestrian route over the SkyTrain at McKenzie Street could be 
explored;  • The proposed density and height could be precedent setting, and there 
should be checks and balances regarding density and height in 
downtown; • Applicant presentations could provide a virtual tour of the area and 
demonstrate the impacts the project could have on the 
neighbourhood; and, • Council could have a discussion regarding super density. 
 

MOVED and SECONDED 
1. THAT the Land Use and Planning Committee recommend that 

Council direct staff to process this application as outlined in the 
report dated February 15, 2016; and, 

 
2. THAT the Land Use and Planning Committee recommend that 

Council direct staff to report back with further policy direction for 
developments which exceed the maximum permitted bonus density 
and defining unique and exceptional circumstances. 

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

 
UNFINISHED BUSINESS 
 
3. No Items 
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REPORTS FOR ACTION 
 
4.  Development Review Process Update:  Proposed Development Pre-
 Application Process 
 

Barry Waitt, Senior Planner, summarized the report dated February 15, 2016 
regarding the development review process update. 
 
In response to questions from the Committee, Bev Grieve, Director of 
Development Services, advised that the proposed development pre-application 
process would allow for interdepartmental comments to be provided earlier in the 
application process. 
 

 MOVED and SECONDED 
 1. THAT the Land Use and Planning Committee provide feedback on the  
  pre-application stage of the development approval process described in the  
  report dated February 15, 2016.  
 

2. THAT the Land Use and Planning Committee recommend Council direct 
 staff to prepare an amendment to the Development Services Fees Bylaw to 
 cover the pre-application stage.  
 
3. THAT the Land Use and Planning Committee recommend  
 Council direct staff to prepare an amendment to the Development Approval 
 Procedures Bylaw to reflect the proposed pre-application stage in the 
 process. 

CARRIED. 
 All members of the Committee present voted in favour of the motion. 
 
5. 1209 Hamilton Street: Proposed Rezoning to Allow 20 Child Care Spaces - 
 Preliminary Report 
 

Mike Watson, Planning Technician, and John Stark, Senior Social Planner, 
summarized the report dated February 15, 2016 regarding the proposed rezoning of 
1209 Hamilton Street allow 20 childcare spaces. 
 
In response to questions from the Committee, Mr. Watson and Mr. Stark provided 
the following information: 
 • The building code and staffing ratio requirements are more stringent 

for infant and toddler childcare;   
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• The provision of infant and toddler care would be written into the 
comprehensive zoning bylaw, and it could also be written into the 
business license;  • There is a high demand for appropriately zoned childcare facilities; 
and, • If the applicant is no longer able to provide infant and toddler 
childcare in the future, the zoning would revert back to its current 
use. 

 
  MOVED and SECONDED 

THAT the Land Use and Planning Committee recommend that Council direct staff 
to process the application for the subject property located at 1209 Hamilton Street 
based on the process outlined in the report dated February 15, 2016.  

  CARRIED. 
 All members of the Committee present voted in favour of the motion. 
 
6. 200, 228, 258, and 268 Nelson's Court and 230 Keary Street (Brewery 
 District): Rezoning Application - Preliminary Report 
 

Rupinder Basi, Senior Planner, provided an on-table PowerPoint presentation 
summarizing details of the report dated February 15, 2016 regarding a rezoning 
application that has been received for 200, 228, 258 and 268 Nelson’s Court and 
230 Keary Street.    
 
Evan Allegretto, Wesgroup, provided an on-table PowerPoint presentation 
regarding the project. 
 
In response to questions from the Committee, Bev Grieve, Director of 
Development Services, and Mr. Basi provided the following information: 
 • The height of the building as outlined in the report would be 

incorporated into the bylaw; • There could be odor mitigation methods implemented if a brewery is 
established;   • Developments located near railways must provide the City with a 
report regarding how they are following the Federation of Canadian 
Municipalities (FCM) Railway Proximity Guidelines; and, • Any amenity contribution provided as part of the development would 
require Council approval.  .  

 
 The Committee requested a copy of the report regarding how the project is 
 following the FCM Railway Proximity Guidelines.  
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  Discussion ensued, and the Committee noted the following comments: 
 • Concerns were expressed regarding the possible odors from a 

brewery, as well as the hours of operation;  • The additional parking provided could have a positive impact on the 
neighbourhood;  • Support was expressed for the proposed access from Keary Street; • It was suggested that the applicant could work with representatives 
from the Royal Columbian Hospital expansion project regarding 
Keary Street access for both projects, in order to avoid Keary Street 
becoming a through road;  • It was suggested that a brew pub could be implemented instead of a 
brewery;  • A private school could have impacts on amenities such as libraries 
and parks;  • It was suggested that the project could provide a contribution to 
whistle cessation, such as the Braid Street SkyTrain Station elevator, 
due to its proximity to the railway;  • It was suggested that the project could provide an amenity 
contribution to a strategic initiative, such as the waterfront connection 
in Sapperton. 

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

to process the Rezoning Application and Master Development Permit amendment 
for the Brewery District based on the process outlined within the report dated 
February 15, 2016.  

  CARRIED. 
 All members of the Committee present voted in favour of the motion. 
 
DIRECTOR’S / MANAGER’S REPORT (Oral Report) 
 
7. There were no items. 
 
NEW BUSINESS 
 
8.  No Items 
 
CORRESPONDENCE 
 
9. No Items 
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ADJOURNMENT 
 

ON MOTION, the meeting was adjourned at 1:20 p.m. 
 
 
 
      
JONATHAN COTÉ  LAUREN BLAKE 
MAYOR  COMMITTEE CLERK 
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R E P O R T  
Development Services & Parks, Culture & Recreation 

To: Land Use and Planning Committee Date: 4/4/2016 

From: Beverly Grieve 

Director of Development Services 

File: 

Dean Gibson 

Director of Parks, Culture & Recreation 

Item #: 19/2016 

Subject: 522 Sixth Street: Temporary Public Realm Improvements 

RECOMMENDATION 

1)  THAT the Land Use and Planning Committee recommend staff to proceed with

exploring design options for transforming the property located at 522 Sixth Street into

a temporary neighbourhood amenity in collaboration with the Uptown BIA,

surrounding residents and local non-profit group New Westminster Environmental

Partners; and

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

pursue an agreement with the owner of 522 Sixth Street for the use of portions of their

property fronting Sixth Street and Belmont for an interim public space.

EXECUTIVE SUMMARY 

Streets compromise more than 80% of public space in North American cities, however, they 

often lack space where people can comfortably walk, bicycle and socialize.  In the context of 

New Westminster, staff from the Development Services, Engineering and Parks and 
Recreation Department are working collaboratively to encourage innovative public realm 

interventions on underutilized streets and boulevards, throughout the city.   The purpose of 

this report is to present the potential advantages and challenges associated with converting a 

prominent corner site at Sixth Street and Belmont Street, (Refer to Attachment A: Site 

Location) with a lengthy remediation timetable, into a pilot project for implementing a 

temporary public realm improvement.   

4



City of New Westminster April 4, 2016 2 

 

Agenda Item 19/2016 

1.0  PROPOSAL 

 

Staff is proposing an interim design intervention at Sixth and Belmont Street that would 

transform an underutilized corner property into a public space to benefit surrounding 

residents and businesses.  City staff has been approached by the New Westminster 
Environmental Partners (NWEP) to explore a design and pursue an agreement with Suncor, 

the owners of 522 Sixth Street to use a portion of their property for a temporary public space.  

Like parklets, interim public spaces are the result of a successful partnership between the city 

and a neighborhood group or business association.  It has been communicated to staff that 

there is a desire by NWEP and the Uptown BIA to partner with the City to activate and 

program this underutilized space and maintain it as part of a temporary agreement. 

 

2.0 BACKGROUND 

 

2.1 Policy Context 

 

Official Community Plan 

 

The subject property is located within the (UC) Uptown Commercial Designation.  The UC 

Designation is intended for mixed use development projects with commercial use at the 

street level and then commercial, office, or residential uses above the ground level.  

 

Zoning Bylaw 

 

The subject property is zoned Community Commercial Districts (High Rise) (C-3).  The C3 

zone is intended to allow for large-site high rise, commercial and mixed use development 

including pedestrian-oriented businesses and multi-family residential. 

 

Master Transportation Plan 

 

The Master Transportation Plan was approved by Council in 2014.  The Master Plan 
identifies Sixth Street as a “Great Street” within the community as key north-south 

connection linking the uptown and downtown areas.  A high volume of pedestrian and transit 

traffic around the commercial centre of Uptown helps to create a vibrant and active 

community in the vicinity of the proposed site. The proposed temporary public space would 

provide public realm opportunities along Sixth Street which is in keeping with helping to 

create a vibrant and pedestrian-oriented streetscape.  This idea is supported by Policy 4A of 

the Master Transportation Plan to: 

 

 1) Implement more place-making features such as public plazas; and 

 

 2) Provide benches at frequent intervals along the corridor that allow people to sit and relax,  

     while providing a rest opportunity for seniors and people with disabilities.  
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2.2 Existing Site Condition 

 

The property is located on a prominent corner and the frontage can be described as 

‘unfriendly’ (Refer to Attachment B: Site Images) with a conifer hedge and white picket 

fence at the edges. The site is undergoing environmental remediation for the next two to five 
years and will be not be suitable for redevelopment until such time.   

 

2.3 Site Potential  

  

Setting the fence back two to three meters into the property and using low-cost materials (i.e. 

epoxied gravel, modular planters and seating), the edges of the site can be reconfigured and 

revitalized into an interim public space that might otherwise be perceived as unsightly or 

underutilized (Refer to Attachment C: Site Opportunities and Precedent Imagery). 

 

3.0 DISCUSSION 

 

3.1 Potential Advantages - Temporary Public Realm Improvements 

 
Staff has provided a list of potential advantages to creating an interim public space at Sixth 

and Belmont based on case studies for similar projects in other cities across North America, 

these include: 

 

 Enhances the pedestrian realm and supports the volume of  pedestrian traffic at Sixth 
and Belmont;  

 Transforms an “unfriendly” corner into a welcoming place for people by providing 
comfortable places sit, socialize, eat and enjoy the city; 

 Promotes local business in the Uptown neighbourhood by attracting potential 

customers;  Synergizes with the closure of Belmont Street for the Winter Farmers’ Market and 
potential addition of food trucks through the City’s proposed Street Food Policy;  

 Synergizes with the Pilot Parklet Program for 2016 which calls for parklet in the 

Uptown neighbourhood (between Sixth Street and Twelfth Street); 

 Contributes to the City’s Tree Planting Initiative and Urban Forest Management 
Strategy. 

 

3.2 Potential Challenges - Temporary Public Realm Improvements 

 

While the subject property is in a high pedestrian traffic area with active retail edges, there 

are potential challenges to consider. The City has received calls reporting busking and sales, 
loitering, panhandling and other potential nuisance related activities at the intersection and 

along the larger block. The City and business community have made efforts to address these  
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activities, including redesigning the public plaza at Westminster Centre. In light of these 

conditions, the design of a temporary public realm improvement at 522 Sixth Street should: 

 

 Maximize visibility of the space while ensuring that any street furniture can only be 
used for its intended purpose; 

 Include landscaping that is appropriately selected and maintained so as not to create 
places for concealment; and 

 Provide periodic surveillance after construction to ensure that space is being used 
appropriately and, if not, changes should be made to address any concerns. 

 

4.0  NEXT STEPS 

 

If directed to proceed, staff is proposing a meeting with the NWEP, the Uptown BIA and 

Suncor to confirm their interest in an agreement to facilitate the creation of an interim public 

space at Sixth and Belmont Street.  Following that meeting, staff would present a 
comprehensive proposal to Council including, terms of an agreement with the current 

property owner (Suncor), design options, costing and a community consultation plan.   

 

5.0  OPTIONS 

 

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

 

1. That the Land Use and Planning Committee request staff proceed with exploring 

design options for transforming the property located at 522 Sixth Street into a 

temporary neighbourhood amenity in collaboration with the Uptown BIA, 

surrounding residents and local non-profit group New Westminster Environmental 

Partners; and 

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

an agreement with the owner of 522 Sixth Street for the use of portions of their 

property fronting Sixth Street and Belmont for an interim public space; or  

 

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

 

Staff recommends Option 1 and 2. 

 

 

ATTACHMENTS 

 

Attachment A: Site Location 

Attachment B: Site Images 

Attachment C: Site Opportunities and Precedent Imagery 
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This report has been prepared by: 

Erika Mashig, Parks/Open Space Planner 

 

 
   

   

 

 

 

Beverly Grieve 

Director of Development Services 

 Dean Gibson 

Director of Parks, Culture & 

Recreation 
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Precedent Images- Sixth and Belmont Street 



R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 4/4/2016 

From: Beverly Grieve 

Director of Development Services 

File: REZ00123 

Item #: 23/2016 

Subject: 325 and 329 Ewen Avenue: Rezoning - Consideration of First and 

Second Readings 

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend that Council consider 

Zoning Amendment Bylaw 7811, 2016 for First and Second Reading and forward the 

bylaw to a Public Hearing on Monday, May 30. 

EXECUTIVE SUMMARY 

The City, on behalf of the property owners, is proposing to rezone 325 and 329 Ewen 

Avenue from Light Industrial Districts (M-1) to Queensborough Neighbourhood Residential 

Dwelling Districts (RQ-1).  In exchange for the City rezoning these properties, the property 

owners will be granting a statutory right-of-way towards the rear of the properties to 

accommodate future servicing for properties within the Queensborough Special Study Area, 

as outlined in the proposed Master Plan.  This will help ensure that sanitary sewer service 

can be provided to all properties in the Special Study Area, including those fronting Ewen 

Avenue, and that existing septic systems can be decommissioned.   

1. PROPOSAL

This application would rezone the subject properties located at 325 and 329 Ewen Avenue 

from Light Industrial Districts (M-1) to Queensborough Neighbourhood Residential 

Dwelling Districts (RQ-1).  The purpose of the application is to allow for future servicing to 

be provided to the existing homes fronting Ewen Avenue. 

5
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2. POLICY AND REGULATIONS

2.1 Queensborough Community Plan 

The Queensborough Community Plan was adopted by Council on February 3, 2014.  As per 
the Queensborough Community Plan (QCP), the subject properties are designated 

Residential - Low Density (RL).  This area will include “low density residential uses 
including single detached houses, houses with a secondary suite, duplexes, detached 

townhouses, low density multifamily uses, places of worship, and may contain small scale 

local commercial uses such as home occupations and corner stores.”

2.2 Zoning Bylaw 

The subject properties are currently zoned Light Industrial Districts (M-1).  This intent of 

this zone is to “allow for light industrial uses”.  Single detached dwellings are not permitted

within the M-1 zone; hence the homes located on the property would be considered legally 

non-conforming uses.   

3. BACKGROUND

3.1 Site Characteristics and Context 

Both properties are located on the north side of Ewen Avenue at the southern boundary of 

the Queensborough Special Study Area – see Attachment “A”.  The subject properties are

surrounded by M-1 parcels containing single-detached dwellings to the north, east, and west. 

There are also a number of properties in the immediate area that are used for light industrial 

uses.  There is an Official Community Plan amendment application currently underway for 

the properties to the north that would amend the land use designation from Queensborough 

Comprehensive Development to Residential – Medium Density.

The land uses to the south of the site, across Ewen Avenue, are industrial.  These operational 

industrial properties, including Griff Lumber, are also designated Queensborough 

Comprehensive Development and would go through a similar master plan process to the 

Queensborough Special Study Area before they are redeveloped. 

There is a railway located along the north side of Ewen Avenue (Southern Rail) which runs 

in front of both properties.  This railway presents challenges for safe driveway access and 

servicing since it runs along the front of these parcels between the road and front property 

line. 

The subject properties are both 10,890 square foot (1,012 sq.m.) parcels with existing homes 

located on them.  Being industrial-zoned parcels, there are insurance implications with 

having a residential use on an industrial parcel.  There are also challenges in regards to 
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redevelopment if a property owner wishes to construct a new home since the Local 

Government Act stipulates that “if a building or other structure, the use of which does not 

conform to the provisions of a land use regulation bylaw (Zoning Bylaw), is damaged or 

destroyed to the extent of 75% or more of its value above its foundations, as determined by a 

building inspector, the structure most not be repaired or reconstructed except for a 
conforming use in accordance with the bylaw”.  Hence, the property owners would not be 

able to rebuild their homes if there was a fire on the property if 75% or more of a home is 

destroyed.    

 

3.2 Project Description 

 

Platform Properties, in collaboration with the City, is undertaking a master planning and 

OCP amendment process for the Special Study Area – see Attachment “B”.  There are two 

objectives in the master plan regarding the properties that front onto Ewen Avenue.  

 

The first objective is to create an ultimate design for water and sanitary sewer infrastructure 

that would serve all properties. Implementation will require services to be added to the lane 

north of Ewen Avenue. Adding a sanitary sewer main in in this location would provide 

service to all the properties fronting Ewen Avenue and allow for the existing septic systems 

to be decommissioned. The properties fronting Ewen Avenue each have a water connection 
but they cross under the train tracks which can causes logistical issues when maintenance or 

replacement is required. As a result, a watermain may also be added to the lane. The existing 

lane is not continuous because of the depth of the subject properties, 325 and 329 Ewen 

Avenue. As a result, achieving the ultimate design requires the services to cross these two 

private properties.  

 

The second objective is to provide lane access so that, as properties redevelop, existing 

accesses can be removed from Ewen Avenue. This will result in people having access to 

their properties even when a train is passing. Removing the number of rail crossings would 

reduce the need for trains to whistle. This objective can be met without building a continuous 

lane that would cross 325 and 329 Ewen Avenue. Rear access can be provided to all the 

properties, including the two subject properties, from two dead-end lanes (as shown in 

Image 1).  As part of their rezoning application for the Special Study Area, Platform will be 
dedicating portions of the property located at 316 Blackley Street to facilitate the 

continuation of the rear lane.   

 

4. DISCUSSION 

 

4.1 Rationale for Rezoning 

 

To achieve the ultimate infrastructure design in the Queensborough Special Study Area will 
require the a sanitary sewer main and water main to cross the two subject properties, 325 and  
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329 Ewen Avenue. The existing lane is not continuous due to the depth of the two subject 

properties (see Image 1).  
 

Image 1: Lane Serving Ewen Avenue Properties  

 

 Subject Properties   Proposed Statutory Right of Way  

 

In order to allow for servicing to cross the two properties, staff approached the owners of 

both properties and they are agreeable to providing a statutory right of way to the City. The 
City wishes to bring forward this rezoning application as an incentive for the property 

owners to grant this right-of-way to the City for future servicing of the Study Area.  The City 

would also offer a servicing connection to the subject properties (from the edge of servicing 

pipes to the edge of the right of way boundary) in order to help connect these parcels to 

future services once they become available.   

 

It is also a goal to have lane access for all of the properties. The owners of the subject 

properties have indicated concern about having a rear lane intersect through their properties. 

The placement of the existing houses does not account for a rear lane and their properties 

would be severed (i.e. they would still have property on the other side of the lane) . Since 

access can be provided to all propertied from two dead-end lanes, staff has not requested that 

the owners grant permission for a continuous lane.  
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5. PROCESS 

 

Below is a chart which outlines the development review process for the proposed rezoning 

application.  To date, a preliminary report was presented to the Land Use and Planning 

Committee on December 7, 2015.  On December 22, 2015, a request for written comments 
was sent to property owners within a radius of 100 metres from the subject properties as well 

as the Queensborough Residents’ Association.  Staff also held an Open House and made a 

presentation to the Queensborough Residents’ Association on January 12, 2016.   No 
objections were raised on January 12, 2016 in regards to the specific rezoning application 

and the proposal was supported by the members of the Queensborough Residents’ 
Association.  A copy of the meeting minutes from the January 12, 2016 Queensborough 

Residents’ Association meeting have been attached to this report - see Attachment “C”. 

 

On February 16, 2016, the proposed rezoning application and draft zoning bylaw amendment 

was presented to the Advisory Planning Commission on February 16, 2016.  The Advisory 

Planning Commission has made a recommendation in support of this application. The 

minutes from the February 16, 2016 Advisory Planning Commission meeting have been 

attached to this report - see Attachment “D”. 

 

Preliminary Report to Land Use Planning Committee December 7, 2015 

City to deliver notices to neighbours within a radius of 100 

m. and Queensborough Residents’ Association advising of 

Rezoning Application.   

December 10, 2015 

Advisory Planning Commission Presentation February 16, 2016 

Land Use Planning Committee Recommendation to 

Council 

April 4, 2016 

Council Consideration of 1
st
 and 2

nd
 Reading of Bylaw April 18, 2016 

Public Hearing and Council consideration of 3
rd

 Reading May 30, 2016 

Ministry of Transportation and Infrastructure Approval June 2016 

Finalization of Statutory R/W agreement, letter of 

undertaking from the City to provide future servicing 

connections once sanitary sewer is available for the area, 

and Final Reading  

June/July 2016 
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6. OPTIONS FOR CONSIDERATION 

 

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

 

1. That the Land Use and Planning Committee recommend that Council consider Zoning 
Amendment Bylaw 7811, 2016 for First and Second Reading and forward the bylaw 

to a Public Hearing on Monday, May 30. 

2. Provide staff with alternative direction. 

 

Staff recommends Option 1. 

 

 

 

ATTACHMENTS 

 

Attachment A: 2015 Aerial and Existing Zoning 

Attachment B: Proposed Master Plan - Queensborough Special Study Area 

Attachment C: January 12 2016 Queensborough Residents Association Meeting Minutes  

Attachment D: February 16 2016 Draft Advisory Planning Commission Minutes 

Attachment E: Draft Zoning Amendment Bylaw 7811 2016 - 325 and 329 Ewen Avenue 
 

 

This report has been prepared by: 

Rupinder Basi, Senior Planner 

Lynn Roxburgh, Planner 

 

 

   

   

 

  

Beverly Grieve 

Director of Development Services 

  

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment “A” 

2015 Aerial and Existing Zoning –  

325 and 329 Ewen Avenue 

 



329/325 Ewen Avenue

2015 Aerial

Zoning ‐ Existing



 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment “B” 

Queensborough Special Study Area – Proposed 

Master Plan (Conceptual) 

 



Queensborough Special Study Area –
Proposed Master Plan ‐ CONCEPTUAL



 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment “C” 

January 12, 2016 Queensborough Residents’ 

Association Meeting Minutes 

 



Queensborough Residents' Association 

January 12 - 2016 Minntes 

CALL TO ORDER Chair 

Welcome, Introductions, Meeting Rules and Agenda Review 

APPROVAL OF AGENDA Pat/Candace 

APPROVAL OF MINUTES - December 8-2015 Pat /Marilyn 

GUESTS, DELEGATIONS & PRESENTATIONS 

City of New Westminster Representative - Lynn Roxbury & Rapinder Bassi 

1. Rezoning 325 and 329 Ewen Ave from Light Industrial (M-l) to Queensborough 

Neighborhood Residential Dwelling Districts (RQ-1). 

• Properties are part of the QCP study area and proposed zoning changes are in 

keeping with Master plan zoning in Queensborough Community Plan 

• Properties do not have laneway for City access. Therefore, City is asking for 

right of way to enable access to upgrade city services in exchange City is 

applying for zoning change on behalf of property owners. Current zoning 

does not allow for residential developments or improvements wanted by 

property owners. 

• Properties are currently on septic systems and City to connect properties to City 

sewer service 

( 

• Zoning change to be taken before Advisory Planning Commission February 16, 

2016 and to City Council for fist and second reading on March 2016 

• MOTION from Chair: QRA membership in support of rezoning of 325 and 

329 Ewen Ave from Light Industrial (M-l) to Queensborough Neighborhood 

Residential Dwelling Districts (RQ-1). Vote 11 Yes to 1 no 

COMMITTEE REPORTS & UPDATES 

• Membership & Financial Report - Denise - have been unable to close old RBC QRA bank 

accout and continue to accrue service charges. / Ross - 5 new Members added tonight 

• QSPC Liaison - Harry - no report 

• Traffic Safety - Laurie - video was sent to city capturing 10 commercial container trucks 

queued along Duncan St. Prompt response from City to sender. Meeting being set up to 

discuss and address. 

• Community Police Committee - Ross - Request from floor for current crime data for 

Queensborough to set baseline prior to Q2Q Bridge installation. 



UNFINISHED BUSINESS 

NEW BUSINESS 

• Question from the floor to City rep asking if the Ewen Ave upgrade is on schedule and on 

budget and whether there have been any extra costs incurred. 

• MOTION: Chair proposes that QRA Director Candace Parsons be elected to the position of 

QRA Treasurer. Seconded by Denise. No opposition from floor. PASSED 

Chair MEETING SUMMARY & ADJOURNMENT AT 7:50 PM 

Future Meetings: QRA meetings are the 2nd Tuesday of the month at 7pm 

Queensborough Community Centre - 920 Ewen Street 

NEXT Mtp - QRA - Tuesday February 9 - 2016 at 7pm at OCC 

2016 QRA Meeting Dates; Feb 9, Mar 8, April 12, May 10, June 14 

- No Meetings for July and August. - resume meetings: Sept 13, Oct 11, Nov 8, Dec 13 

Email: qbresidents@yahoo.ca Website : qbresidents.wordpress.com 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment “D” 

February 16, 2016 Advisory Planning 

Commission Meeting Minutes - DRAFT 

 









 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment “E” 

Proposed Zoning Amendment Bylaw 7811, 2016 

 



 

Document #803190 
 

CORPORATION OF THE CITY OF NEW WESTMINSTER 
 

Zoning Amendment (325 and 329 Ewen Avenue) Bylaw No. 7811, 2016 
 

A bylaw to amend Zoning Bylaw No. 6680, 2001 
______________________________________________________________________________ 
 
WHEREAS: 
 
A.        The Council is enabled to zone and to regulate the use and development of land; and 

 
B.        The Council has adopted and wishes to amend Zoning Bylaw No. 6680, 2001. 
 
NOW  THEREFORE  the  Council  of  the  Corporation  of  the  City  of  New  Westminster,  in  open 
meeting assembled, enacts as follows: 
 
Citation 
 
1.  This bylaw may be cited as “Zoning Amendment (325 and 329 Ewen Avenue) Bylaw No. 

7811, 2016”. 
 
Amendments 
 
2.  Zoning Bylaw No. 6680, 2001 is amended as follows: 
 

i. That  the  certain parcels of  land  situated within  the City of New Westminster, British 
Columbia as  identified by PIDs: 010‐070‐923 and 001‐671‐286 and outlined  in bold  in 
the Schedule attached to this Bylaw as Schedule A and which are presently zoned Light 
Industrial  Districts  (M‐1)  are  hereby  rezoned  to  Queensborough  Neighbourhood 
Residential Dwelling Districts  (RQ‐1) and  the Zoning Map annexed as Appendix “A”  to 
Zoning Bylaw No. 6680, 2001 is hereby amended to record this rezoning. 

 
 
READ A FIRST TIME this ______________ day of _________________, 2016. 
 
READ A SECOND TIME this ___________ day of _________________, 2016. 
 
PUBLIC HEARING HELD the ___________ day of _________________, 2016. 
 
READ A THIRD TIME this _____________ day of __________________, 2016. 
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ADOPTED this ____________ day of _________________ ,2016 
 
 
 
                           

           Mayor   
 
 
                           
                                                                          City Clerk 
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 4/4/2016 

From: Beverly Grieve 

Director of Development Services 

File: REZ00078 

Item #: 22/2016 

Subject: 518 Ewen Avenue: Proposed Rezoning from (C-1) to (RQ-1) to Permit 

Construction of a Single Detached Dwelling - Consideration of First and 

Second Readings 

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend Council consider Zoning 

Amendment Bylaw 7833, 2016 to rezone 518 Ewen Avenue from Local Commercial 

Districts (C-1) to Queensborough Neighbourhood Residential Dwelling Districts  

(RQ-1) for First and Second Readings and forward the bylaw to a Public Hearing on 

May 30, 2016. 

EXECUTIVE SUMMARY 

This report provides preliminary information on a rezoning application that would see the 

owners of 518 Ewen Avenue rezone the property from (C-1) Local Commercial Districts to 

(RQ-1) Queensborough Neighbourhood Residential Dwelling Districts in order to build a 

single detached house. This rezoning would be in keeping with the land use designation in 

the Queensborough Community Plan. The Advisory Planning Commission has voted in 

support of the proposal. This report is to seek the Land Use and Planning Committee’s 
recommendation to Council for First and Second Readings. 

1.0 PURPOSE 

This application would allow the owners to build a single detached house. 

6
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2.0 POLICY AND REGULATIONS 

 

2.1 Official Community Plan Land Use Designation 

 

(RL) Residential – Low Density: this area will contain low density residential uses including 
single detached houses, houses with a secondary suite, duplexes, detached townhouses, low 

density multi-family uses, churches, and may contain small scale local commercial uses such 

as home based businesses and corner stores. As the proposal involves an existing single 

detached dwelling it complies with the OCP designation. 

 

2.2 Zoning Bylaw 

 

Queensborough Neighbourhood Residential Dwelling Districts (RQ-1): The intent of this 

district is to allow single detached houses with one secondary suite. 

 

3.0 BACKGROUND 

 

3.1 Site Characteristics and Context 

 

The property is located one-and-a-half blocks west of the intersection of Ewen Avenue and 
Derwent Way, adjacent to Old Schoolhouse Park in an area that is almost completely zoned 

(RQ-1). An aerial photo showing the subject property and surrounding neighbourhood is 

included in Appendix A. Of the three commercially-zoned properties shown, one is the 

subject application, one is also the subject of another rezoning application to residential use 

(602 Ewen Avenue) and the third property contains a tenanted commercial building. 

As is the case throughout Queensborough the property is flat and close to sea level. All new 

houses in Queensborough must be built above the Flood Construction Level. There are no 

trees or shrubs on the property. 

Ewen Avenue is classified as a Major Collector street and experiences high traffic counts at 

certain times. The street is undergoing upgrading to a more urban standard (i.e. with curbs 

and street trees) along much of its length, including the 500-block, with the addition of a 

central boulevard, multi-use path and extensive landscaping. 

 

3.2 Project Description 

 

The applicant proposes to rezone the property in order to be able to build a single detached 

dwelling with a secondary suite. Off-street parking would be provided by an attached garage 

accessed from the rear lane. A site plan, elevation drawings and a streetscape drawing and 

photograph are attached in Appendices B and C. 
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3.3 Project Statistics 

 

Site dimensions: Frontage:   44 ft. (13.4 m.) 

Depth:  120.5 ft. (36.6 m.) 

Total site area:  5,280 sq. ft. (490.5 sq. m.) 
 

 RQ-1 Zoning Bylaw Proposed 

Floor Space Ratio: 0.567 (including bonus for 

covered front porch) 

0.567 

(floor space) (2,996 sq. ft./278 sq. m.) (2,996 sq. ft./278 sq. m.) 

Site coverage: 35 percent 33.3 percent 

Accessory Site 

Coverage: 

15 percent 13 percent 

(includes a front porch, rear deck and 

portion of the attached garage that 

extends beyond the upper floor) 

 

4.0 DISCUSSION 

 

4.1 Rationale for Rezoning 

 
The property has been vacant since a mixed use commercial-residential building on the site 

was demolished in 2008. The present owners made an application to rezone to (RQ-1) in 

2012 but were unable to proceed until the updated Queensborough Official Community Plan 

was adopted in 2014. The new OCP re-designated the remaining four commercially zoned 

properties in the 500- and 600-blocks of Ewen Avenue to Low Density Residential. One of 

those four properties completed the (RQ-1) rezoning in July 2015. A second is in the midst 

of a rezoning to a residential Comprehensive Development zone. The third property appears 

to be a viable commercial property that will likely remain so for the foreseeable future. The 

subject rezoning of 518 Ewen Avenue is in keeping with the intent of the Queensborough 

Community Plan which designates nodes for local commercial development at Ewen Avenue 

and Howes Street and Ewen Avenue and Mercer Street. 

 

5.0 PROCESS 

 

Application made September 19. 2012 

Queensborough OCP adopted with Residential Low Density 

Designation for Subject Property 

February 3, 2014 

Applicant Public Open House and Presentation to 

Queensborough Residents’ Association 

October 14, 2014 

Preliminary Report to Land Use and Planning Committee January 18, 2016 

Applicant Presentation to Advisory Planning Commission February 16, 2016 
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Report to Land Use Committee Re: Consideration of First 

and Second Readings of Rezoning Bylaw 

April 4, 2016 

Council Consideration of First and Second Readings of 

Rezoning Bylaw 

April 18, 2016 

Public Hearing and Consideration of Third Reading of Rezoning 
Bylaw 

May 30, 2016 

 

OPTONS FOR CONSIDERATON 

 

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

 

1. That the Land Use and Planning Committee recommend Council consider Zoning 

Amendment Bylaw 7833, 2016 to rezone 518 Ewen Avenue from Local Commercial 

Districts (C-1) to Queensborough Neighbourhood Residential Dwelling Districts  
(RQ-1) for First and Second Readings and forward the bylaw to a Public Hearing on 

May 30, 2016. 

 

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

 

Staff recommends Option 1. 

 

 

ATTACHMENTS 

 

Appendix A: Aerial Photo of Neighbourhood 

Appendix B: Proposed Site Plan and elevation Drawings 

Appendix C: Streetscape 

Appendix D: Feb 16, 2016 APC Minutes - excerpt 

Appendix E: Zoning Amendment Bylaw 7833, 2016 
 

 

This report has been prepared by: 

David Guiney, Senior Planning Analyst 

 

   

   

 

  

Beverly Grieve 

Director of Development Services 

  

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment A 

Aerial Photo of Neighbourhood 



 

 

 

518 Ewen Ave. 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment B 

Proposed Site Plan and Elevation Drawings 



Proposed Site Plan 

 

 

 

 



Elevation Drawings 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment C 

Streetscape 



Proposed Streetscape 

 

 

  



Existing Streetscape 

(before commencement of Ewen Ave. upgrading work) 

 

 



 
 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment D 

February 16, 2016 Advisory Planning 

Commission Minutes excerpt 



5.2 518 Ewen Avenue REZ00078 

Dave Guiney, Senior Planning Analyst, summarized the report dated February 16, 2016, 

regarding an application that has been received to rezone the property at 518 Ewen 

Avenue from Local Commercial Districts (C-1) to Queensborough Neighbourhood 

Residential Dwelling Districts (RQ-1) to build a single detached dwelling. 

Mr. Guiney advised that notification was sent to: 

• The surrounding neighbourhood within 100 metres (71 notices); 

• All Residents’ Associations; 

• The Board of School Trustees; 

• Superintendent of Schools; and, 

• The New Westminster Heritage Preservation Society. 

In response to questions from the Commission, Mr. Guiney and Jim Hurst,  Planner, 

provided the following information: 

• There is no habitable space permitted below the flood construction level of  (3.53 

metres) in Queensborough due to the flood plain;  

• Local amenities include Old Schoolhouse Park and Queensborough Community 

Centre;  

• Commercial enterprises in the area have not been successful in the past;  

• There has not been interest in developing this property with a commercial 

designation, and commercial properties are focused in two nodes in 

Queensborough; 

• There is currently a shortage of child care services in Queensborough; and, 

• Single family projects are not forwarded to the New Westminster Design Panel 

for comment. 

 

Discussion ensued, and the Commission noted that it would be appropriate to utilize the 

site for commercial use, specifically as Queensborough is growing and there is lots of 

development planned.  However, the Commission expressed  support for the proposed 

rezoning, noting that it would align the property’s use  with the Queensborough 

Community Plan. 

MOVED and SECONDED 

THAT the application for rezoning for the property located at 518 Ewen Avenue be 

supported. 

CARRIED. 

All members of the Commission present voted in favour of the motion. 
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CORPORATION OF THE CITY OF NEW WESTMINSTER 

BYLAW NO. 7833, 2016 

1 A Bylaw to Amend Zoning Bylaw No. 6680, 2001 

  WHEREAS the Local Government Act authorizes a local government to 

zone areas of a municipality and to make regulations pursuant to zoning. 

  NOW THEREFORE 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. 7833, 2016.” 

2.  Zoning Bylaw No. 6680, 2001 is hereby amended as follows: 

  That certain parcel of land situate within the City of New Westminster, 

British Columbia and more particularly described as: 

Parcel Identifier:  001-500-465 

LOT 10 DISTRICT LOT 757 GROUP 1 PLAN 2652 

(municipally known as 518 Ewen Avenue) 

and which is presently zoned Local Commercial Districts (C-1) is hereby rezoned to 

Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) and the plan 

annexed as Schedule “A” to Zoning Bylaw No. 6680, 2001 is hereby amended to reflect 

this rezoning. 

GIVEN FIRST READING this                         day of    2016. 

 

GIVEN SECOND READING this day of 2016. 

 

PUBLIC HEARING held this day of 2016. 

 

GIVEN THIRD READING this day of 2016. 

 

ADOPTED and the Seal of the Corporation of the City of New Westminster affixed 

this                    day of                               , 2016. 

 

       _________________________________ 

                 MAYOR 

 

       _________________________________ 

                   CITY CLERK 


	Table of Contents
	Announcement
	 Item 1a. Adoption of February 1, 2016 LUPC Minutes
	Attachments
	minutes


	 Item 1b. Adoption February 15, 2016 LUPC Minutes
	Attachments
	minutes


	 Item 4 DS - 522 Sixth Street- Temporary Public Realm Impr
	Attachments
	Attachment A: Site Location
	Attachment B: Site Images
	Attachment C: Site Opportunities and Precedent Imagery


	 Item 5 DS - 325 and 329 Ewen Ave Rezoning Consideration o
	Attachments
	Attachment A: 2015 Aerial and Existing Zoning
	Attachment B: Proposed Master Plan - Queensborough Special Study Area
	Attachment C: January 12 2016 Queensborough Residents Association Meeting Minutes
	Attachment D: February 16 2016 Draft Advisory Planning Commission Minutes
	Attachment E: Draft Zoning Amendment Bylaw 7811 2016 - 325 and 329 Ewen Avenue


	 Item 6 DS - 518 Ewen Avenue- Rezoning Consideration of Fi
	Attachments
	Appendix A: Aerial Photo of Neighbourhood
	Appendix B: Proposed Site Plan and elevation Drawings
	Appendix C: Streetscape
	Appendix D: Feb 16, 2016 APC Minutes - excerpt
	Appendix E: Zoning Amendment Bylaw 7833, 2016






