
Notice is hereby given of the following meeting: 

REGULAR MEETING OF THE 

LAND USE AND PLANNING COMMITTEE 

July 8, 2019 at 11:00 a.m. 

Council Chambers, 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 June 12, 2019 LUPC Meeting

PRESENTATIONS 

2. No Items

UNFINISHED BUSINESS 

3. No Items

DIRECTOR OF DEVELOPMENT SERVICES MEMOS FOR ACTION 

4. No Items

REPORTS FOR ACTION 
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5. 611 Agnes Street: Rezoning and Special Development Permit – Preliminary 
Application Review

CONSENT AGENDA 

6. 1935 Eighth Avenue: Heritage Revitalization Agreement and Heritage 
Designation – Bylaws for Two Readings

7. 435 Canfor Avenue: Industrial Warehouse Proposal – Preliminary Application 
Review

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

8. No Items

NEW BUSINESS 

9. No Items

CORRESPONDENCE 

10. No Items

NEXT MEETING 

Monday, August 26, 2019 

ADJOURNMENT 



SPECIAL REGULAR MEETING OF THE 
LAND USE AND PLANNING COMMITTEE 

June 12, 2019 at 5:00 p.m.  
Council Chamber, City Hall 

MINUTES 

PRESENT: 
Mayor Jonathan Cote 
Councilor Chuck Puchmayr 
Councillor Mary Trentadue 

STAFF: 
Ms. Emilie Adin - Director of Development Services 
Ms. Jackie Teed - Manager of Planning 
Mr. Rupinder Basi - Senior Planner  
Mr. Hardev Gill - Planning Technician 
Ms. Dilys Huang - Planning Technician 
Mr. Mike Watson - Planner 
Ms. Carol Lee - Recording Secretary 

The meeting was called to order at 5:09 p.m. 

ADDITIONS / DELETIONS TO THE AGENDA 

MOVED and SECONDED 
THAT the June 12, 2019 Land Use and Planning Committee agenda be adopted as 
circulated. 

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

ADOPTION OF MINUTES 

1. Adoption of the Minutes of May 6, 2019 LUPC Meeting

MOVED and SECONDED
THAT the May 6, 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.

Item 1



 
PRESENTATIONS 
 
2. There were no items.  
 
UNFINISHED BUSINESS 
 
3. There were no items. 
 
DIRECTOR OF DEVELOPMENT SERVICES MEMOS FOR ACTION  
 
4. There were no items.  
 
REPORTS FOR ACTION 
 
5. 639-655 East Columbia Street: Preliminary Application Review for Infill 

Townhouses 
 
Jackie Teed, Manager of Planning, reviewed the report provided with the agenda 
material and highlighted: 
 

• Benefits of the project; 
• Site planning considerations; 
• The application includes stacked and back-to-back townhouse units which 

would fill a gap in the housing forms contained in the Official Community Plan 
(OCP); 

• The current proposal does not include 661 East Columbia Street, which would 
result in a locked-in lot which is not permitted by the Zoning Bylaw; and,  

• Site context and site plan. 
 
In response to questions from the Committee, Mike Watson, Planner, provided the 
following information: 
 

• The applicant is pursuing the purchase of 661 East Columbia Street for 
incorporation into the project; and,  

• The 661 East Columbia Street site is best used for open space and would not 
result in additional unit entitlements in the development. 

 
Discussion ensued and the Committee noted the following: 
 

• The current proposal is quite dense so consideration of design and transitions 
would be important; 

• Suggestion to have preliminary discussions with Council regarding their 
willingness to consider the proposed amendment prior to proceeding with the 
OCP amendment process; and,  
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• The best-case scenario would be to incorporate the 661 East Columbia Street 

into the development. 
 
MOVED and SECONDED 
THAT the Land Use and Planning Committee endorse the recommendations 
summarized in the Feedback Section (Section 8) of this report and instruct staff to 
include that and other feedback from LUPC in the pre-application letter to the 
applicant, following a preliminary check-in with Council regarding the proposed 
Official Community Plan amendment. 

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

6. 765/775 Sixth Street: Six Storey Mixed Use Residential and Commercial 
Development – Preliminary Application Review 
 
Emilie Adin, Director of Development Services, reviewed the report provided with the 
agenda material and highlighted: 
 

• The requirement for rezoning to facilitate the development;  
• The 514 Eighth Avenue property should be consolidated with the development: 

o If the lots are not consolidated, the applicant would be required to 
demonstrate how the 514 Eighth Avenue property could be redeveloped 
in the future on its own; and,  

• Conceptual perspective of the development. 
 
In response to the request for feedback, the Committee provided the following 
comments: 
 

• Does the LUPC support that staff advise the applicant that the commercial 
component of the proposed development should include replacement office 
space, as part of a formal application? 
o The need to include medical offices in the replacement commercial 

component;  
o Concern with the loss of stable, affordable small office space; 
o The office space on the second floor should be replaced 1:1 in the 

development; and,  
o The need to include a good mix of neighbourhood-serving businesses in the 

development over providing financial incentives. 
 

• Does the LUPC support that staff advise the applicant to identify in detail how 
they propose to address the needs of commercial tenants who would be 
potentially displaced by the proposed development (i.e. through provision of 
proper notice, assistance in finding new space, offering tenants a space within 
the new building if they wish to come back, and other assistance, such as 
financial), as part of a formal application? 
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o Support for the staff recommendation; 
o The need for the applicant to identify the remediation that would be 

provided to impacted businesses; and,  
o Concern regarding the impact of the displacement of long-term businesses. 

 
• Does the LUPC support that staff advise the applicant to revise the proposed 

development, consistent with the urban design comments in Section 5.3 of the 
report, as part of a formal application? 
o Support for the staff recommendation; and,  
o Important to consider the design of the interface of the proposed building 

with the single-detached residential neighbourhood behind the site. 
 

• Does the LUPC support that staff advise the applicant to either consolidate the 
subject site with the adjacent property to the north or demonstrate how the 
adjacent property could be redeveloped in the future on its own, as part of a 
formal application? 
o The inclusion of the adjacent property should not be required before 

proceeding with the development; and,  
o The requirement for inclusion of the adjacent property in the development 

would place undue pressure on the small business owner. 
 

• Does the LUPC support that staff advise the applicant to continue negotiating a 
mutual access agreement for their proposed development to help facilitate 
underground parking access for the property to the north should this site not be 
consolidated with the subject site? 
o Support for the staff recommendation. 
 

• Does the LUPC support that staff work with the applicant to explore options for 
reducing parking through transportation demand measures as identified 
through a Transportation Impact Assessment to be provided as part of a formal 
application? 
o Suggestion to reduce the parking and replace it with other community 

amenities; 
o Support for the amount of parking being proposed for the development; and,  
o The amount of parking proposed meets the requirements that have been 

established by Council. 
 
Mayor Cote noted the diversity of the Committee’s views on: 
 

• The amount of parking to be included in the development; and,  
• The use of incentives for affordable replacement commercial space. 

 
The Committee further noted: 
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• The need for the City to establish clear guidelines regarding commercial retail 

units (CRUs) in the future; and,  
• The need to retain some flexibility in the size of commercial unit floorplates, 

particularly in areas where there is redevelopment. 
 
Ms. Adin advised that Development Services is planning a joint workshop of the 
LUPC and the Mayors’ Task Force on the Local Economy regarding future 
commercial developments. 
 

7. 1135 Salter Street: Official Community Plan Amendment and Rezoning – 
Preliminary Application Review 
 
Jackie Teed, Manager of Planning, summarized the report provided with the agenda 
material and provided a PowerPoint presentation that included the following 
information: 
 

• The two components of the proposed OCP amendment; and,  
• Site context and plan. 

 
In response to questions from the Committee, Hardev Gill, Planning Technician, and 
Ms. Teed advised that the applicant intends to meet the family friendly housing policy 
and provision of both two and three-bedroom units could be explored. 
 
Discussion ensued and the Committee noted the following: 
 

• The need for a clear understanding of the transitions to the site;  
• The need for some two-bedroom units in the project; 
• Support for the number of three-bedroom units being proposed by the applicant 

as there are one and two-bedroom units available in other developments in the 
City; and, 

• The option to explore including two-bedroom units where readily possible. 
 
MOVED and SECONDED 
THAT the Land Use and Planning Committee endorse the recommendations 
summarized in Section 9 of this report, and direct staff to include feedback from the 
Land Use and Planning Committee in the preliminary application review letter to the 
applicant. 

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

 
DIRECTOR’S / MANAGER’S REPORT (Oral Report) 
 
8. There were no items.  
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NEW BUSINESS 
 
9. There were no items.  
 
CORRESPONDENCE 
 
10.  There were no items.  
 
NEXT MEETING 
 
Monday, July 8, 2019 
 
ADJOURNMENT 
 
ON MOTION, the meeting was adjourned at 5:56 p.m. 
 
 
 
              
MAYOR COTE   CAROL LEE 
CHAIR       RECORDING SECRETARY 
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 7/8/2019 

From: Emilie K Adin, MCIP 

Director of Development Services 

File: REZ00189 

Item #: 36/2019 

Subject: 611 Agnes Street: Rezoning and Special Development Permit - 

Preliminary Application Review 

RECOMMENDATION 

THAT the Land Use and Planning Committee instruct staff to work with the applicant 

to reduce the amount of off-street parking provided through the use of Zoning Bylaw 

incentives and Transportation Demand Management best practices; and, 

THAT the Land Use and Planning Committee instruct that some reductions to the 

building height and density be explored, and that sta ff report back with the outcome. 

EXECUTIVE SUMMARY 

The applicant has submitted a Rezoning Application for a a 37 storey Mixed Use Building 

with 303 secured market rental units; 1,013 square metres (10,904 square feet) of 

commercial retail space over two levels at grade; 2,911 sq. metres (31,333 square feet) of 

commercial office space; and 538 square metres (5,791 square feet) of floor space which 

would be offered for use by a not-for-profit daycare. 

The proposed building would have a total FSR of 10.73, of which 8.79 FSR would be 
secured market rental residential, 0.22 FSR would be not-for-profit daycare space, 1.2 FSR 

would be office space, and 0.42 FSR would be retail commercial space. 

Item 5
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The application includes the proposed demolition of the existing 5,921.64 square metres 

(63,740 square feet) building on the site, the majority of which is currently used as 

commercial office space.  

 

The proposed development exceeds the density and heights expected as outlined by staff and 
endorsed by the LUPC during the Pre-Application submission. Staff considers it reasonable 

that the height and density are needed to help offset the provision of both child care and 

office uses in a fully secured market rental project. However, there are opportunities to 

explore modest reductions to height and density as the proposed application has provided 

more parking than is required. These reductions in parking would not support a height 

reduction to 29 or 30 storeys as initially sought through the pre-application review.  

 

Staff seeks direction from the LUPC as to whether it would support staff working with the 

applicant to explore parking reductions, including those incentives built within the Zoning 

Bylaw, in order to keep the proposed amenities and to achieve modest reductions to height 

and density.  

 

1. PURPOSE 

 

The purpose of this report is to provide the LUPC with preliminary information on the 
proposed development, to seek LUPC support in the application review process outlined in 

this report and receive LUPC feedback on key considerations, including density, height and 

amenities provided, in relation to the proposed development prior to proceeding further with 

the application review process. 

 

2. POLICY AND REGULATIONS  

 

2.1 Downtown Community Plan Land Use Designation 

 

Mixed Use High Density: The Downtown Community Plan notes the following details 

regarding the Mixed Use High Density Designation:  

 

 mixed-use (commercial and/or residential) throughout Downtown, outside of 
Columbia Street Historic Mixed-Use; 

 retail, office, service or residential uses; 

 any combination of the above (can be one use or multiple uses) 

 Commercial development is required only in areas identified in the Downtown 
Community Plan and only at street level. 

 

The form of the proposed development is generally consistent with the Mixed Use High 

Density Land Use Designation in the Downtown Community Plan. 
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2.2 Development Permit Area 

 

The site is within the #1 Downtown Development and Special Development Permit Area.  

The Development Permit Area seeks to support the Downtown’s Regional Town Centre 

designation in the Regional Growth Strategy. This Development Permit Area outlines 
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. 

 

A Special Development Permit (SDP) issued by the Director of Development Services is 

required before doing any work which would result in development or alteration to the lands 

or exterior of buildings on the lands within this portion of the Downtown. SDPs function 

similar to a regular Development Permit, but under the New Westminster Redevelopment 

Act, the City was given special authority to regulate urban redevelopment within this area. 

 
2.3 Downtown Building and Public Realm Design Guidelines and Master Plan 

 

The Downtown Building and Public Realm Design Guidelines and Master Plan provides 

guidance in achieving a high quality, cohesive Downtown that honours the historical and 

cultural context of New Westminster. This document serves as a toolkit to inform public 

realm improvements both on and off-site within the Downtown area.  

 

The subject site is located on the eastern edge of the Tower Precinct in the Downtown 

Building and Public Realm Design Guidelines. This area is described as follows within the 

guidelines: 

 

The Tower Precinct will continue to develop as a highly urbanized component of New 

Westminster’s Downtown with the SkyTrain Station at its core. Serving as a regional 

destination, it is anchored by existing and developing education and commercial 
destinations, including Douglas College, Plaza 88 and the retail mall at the foot of 

Royal Ave. It is anticipated that the area will accommodate a significant share of 

Downtown’s residential and commercial growth. 

 

2.4 Zoning Bylaw 

 

The subject site is currently zoned Downtown Mixed Use Districts (High Density) (C-4). 

This district would permit a maximum residential density of 3.0 FSR and a maximum overall 
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density of 5.2 FSR. The maximum permitted height on this site is currently 12.92 metres (40 

feet), which would accommodate three to four storeys. 

 

2.5 Density Bonus Phase 2 

 
In 2014, Council adopted amendments to the Zoning Bylaw which implemented Density 

Bonus Phase 2, as well as the Density Bonus Phase 2 Policy, which covers high density 

development in Downtown. 

 

The subject sites are located in Downtown and are included within the Density Bonus 

Program and Policy based on their current Downtown Community Plan designation. The 

Policy would support a rezoning of this site to C-4(DB) which would allow a maximum 

residential FSR of 5.2 and a maximum height of 73.15 metres (240 feet, accommodating 

about 24 storeys) in exchange for bonus density charges set out in the Zoning Bylaw. Within 

these maximums, bonus density charges are not required to be paid for market rental 

residential units secured by a housing agreement. 

 

Where an application exceeds the height and density anticipated, the policy allows Council 

discretion where unique and exceptional circumstances warrant additional density.  

 

2.6 Secured Market Rental Housing Policy and Incentives 

 

The Secured Market Rental Housing Policy provides incentives to encourage the 

development of secured market rental housing projects by the private sector. The objective is 

to increase the supply of market rental housing and ensure security of tenure over time. 

Rental units created under this policy are secured by Housing Agreements and no-separate 

sales (no stratification) covenants. Significant incentives have been offered through this 

policy including reduced parking requirements and waiver of payment of Density Bonus and 

Voluntary Amenity Contributions. 

 

2.7 Draft Inclusionary Housing Policy 

 

The City of New Westminster has developed a draft Inclusionary Housing Policy to help 

address the need for affordable rental housing in the city. Council endorsed the draft policy 

as the basis for initiating consultation with the public and stakeholders. The draft 
Inclusionary Housing Policy, would apply to new strata developments to include a minimum 

contribution of affordable housing units as a condition of rezoning approval.  

 

Secured Market Rental Housing is specifically exempted from the requirements  of the draft 

Inclusionary Housing Policy.  
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2.8 Family-Friendly Housing Bylaw and Design Guidelines 

 

The City’s Family Friendly Housing Policy and Regulations would require a minimum of 

5% of the units to be three-bedroom units, and 25% of the units to be two- or three-bedroom 

units for purpose built market rental developments. 
 

2.9 Child Care Strategy 

 

The 2016 Child Care Strategy provides an overall vision, policy framework and three-year 

action plan in support of a comprehensive child care system in New Westminster which 

recognizes that quality, accessible and affordable child care is necessary to create a complete 

and healthy community and a prosperous economy. The Child Care Strategy is based on a 

Needs Assessment undertaken every five years, and recommends a range of policy directions 

and actions to improve the quality, accessibility, and affordability of childcare in New 

Westminster. 

 

2.10 Office Space 

 

Official Community Plan Economy and Employment Policy 3.3 states the City will 

“Encourage office development in new and existing buildings and support more versatile 
workspaces.”  Supporting this Policy is Action 3.3e which promotes “office development in 

strategic locations, including Downtown, the Uptown Center and Frequent Transit 

Development Areas.” the two SkyTrain Precincts identified in the Downtown Community 

Plan, where commercial developments are encouraged, through density incentives, to have 

office space. Furthermore, the draft Economic Development Plan seeks to target technology, 

creative, education and healthcare businesses in these growth sectors. Ensuring a diverse and 

available supply of office space is critical for attracting these businesses.  
 

3. BACKGROUND 

 

3.1 Pre-Application Review 

 

The proposed development was brought forward as a Pre-Application Review (PAR) to the 

Land Use and Planning Committee (LUPC) on May 7, 2018 for initial feedback and 

direction.  At this meeting, the LUPC supported the following staff recommendations: 

 

1. That some density above that prescribed through the Density Bonus Phase 2  Policy 

and Regulations be considered on this site if a not -for-profit daycare is included in 

the proposal. 

2. That a residential density for secured market rental of 7.57 FSR be considered on this 

site with no Density Bonus charges or Voluntary Amenity Contributions being 
applied. 

3. That a building height of approximately 28 or 29 storeys be considered on this site.  
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4. That a minimum of two storeys of replacement office space be included in the 

proposal. 

5. That a corner plaza at the Sixth and Agnes Street intersect ion be required for this site. 

 

LUPC also provided the following comments: 
 

 The inclusion of two floors of office space is important and would make this proposal 

more attractive;  

 Appreciate the proposed daycare and rental aspects of the proposal, however non-
market housing would be a higher priority in a building of this size;  

 The inclusion of a plaza on this site may not be as important, due to the steep slope at 
this site, and the congestion that can occur; 

 Agnes Street poses a friendly option for good-quality retail, as it connects to Douglas 
College; 

 

A copy of the full May 7, 2018 Meeting Minutes can be accessed via the link below (refer to 

Item 4 on Agenda): 

 
https://www.newwestcity.ca/database/files/library/LUPC_2018_May_7_Minutes.pdf 

 

3.2 Site Characteristics and Context 

 

The subject site is located in the Downtown neighbourhood, at the north west corner of Sixth 

and Agnes Streets. The site is currently occupied by a four storey commercial office and 

retail building of 5,921.64 square metres (63,740 square feet).  The site slopes approximately 

6 metres (19.68 feet) from the high point at the north east corner to the low point at the south 

west corner. 

 

To the north of the site are two to three storey commercial office buildings. To the west of 

the site is a four storey commercial retail and office building. To the south of the site is a 

mixed use building with commercial retail at grade and three storeys of residential above, a 

vacant lot and a lot used for automobile repair. To the east of the subject site across Sixth 

Street are one and two storey commercial retail buildings and a two storey commercial office 
building.  

 

3.3 Site Constraints 

 

The site is located in the Queensborough community and is thus subject to flood plain 

restrictions on the amount of floor space at grade and the use of that floor space. The current 

requirement in this part of Queensborough is that the underside of the floor system for the 

habitable space must clear 13.8 feet (4.2 metres) above sea level. 

 

https://www.newwestcity.ca/database/files/library/LUPC_2018_May_7_Minutes.pdf
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The development site is adjacent to the dyke. A dyke reserve would be registered on the 

property to regulate the setback of buildings adjacent to the dyke. The development site, 

similar to all other Port Royal perimeter sites has incorporated a densification berm adjacent 

to the dyke to provide additional reinforcement. Buildings may not be sited over top of the 

densification berm.  
 

The proposed development will be required to meet all floodplain requirements.  

 

4. PROJECT DESCRIPTION 

 

4.1 Project Description 

 

The proposal is for a 37 storey Mixed Use Building with 303 secured market rental units. 

The proposed building would include 1,013 square metres (10,904 square feet) of 

commercial retail space over two levels at grade; 2,911 sq. metres (31,333 square feet) of 

commercial office space; and 538 square metres (5,791 square feet) of floor space which 

would be offered for use by a not-for-profit daycare. The applicant submission package is 

attached as Appendix A.   

 

The proposed building would have a total FSR of 10.73, of which 8.79 FSR would be 
secured market rental residential, 0.22 FSR would be not-for-profit daycare space, 1.2 FSR 

would be office space, and 0.42 FSR would be retail commercial space. The building would 

consist of a three and four storey podium (from Cunningham and Agnes Streets 

respectively), with a 671 square metre (7,227 square foot) floorplate tower located at the 

eastern side of the site. The proposed floorplates are within the range anticipated through the 

Downtown Building and Public Realm Design Guidelines and Master Plan. 

 

Retail commercial has been proposed along the Agnes Street frontage with a restaurant space 

above this level accessed at the corner of Sixth and Cunningham Streets. 

 

The a 37-space not-for-profit childcare facility (12 infant toddler spaces and 25 pre-school 

age spaces) would be located at Cunningham Street grade level. As a result of the slope of 

the site, outdoor play space for the child care would be provided above the retail space 

fronting Agnes Street below.  

 
Off-street parking access for the building has been proposed off of Agnes Street. The 

proposal includes 306 proposed parking spaces where only 295 spaces would be required 

based on current regulations (excluding permitted reductions). 

 

 

 

 

 



City of New Westminster July 8, 2019 8 

 

Agenda Item 36/2019 

4.2 Project Statistics: 

 

 Permitted/Required Proposed 

Existing Site Area (gross) - 2,427 square metres 

(26,112 sq. ft.) 

Site Frontage 

(Sixth Street) 

- 40.23 metres 

(131.99 feet) 

Average Lot Depth - 60.29 metres 

(197.80 feet) 

Floor Area 

Overall 

   Residential 

   Retail 

   Office 

   Childcare 

   Amenity Space 

 
12,620 sq. meters 

  7,281 sq. meters 

 
26,569 sq. metres 

21,324 sq. metres 

  1,013 sq. metres 

  2,911 sq. metres 

     538 sq. metres 

     783 sq. metres 

Floor Space Ratio 

Overall 

   Residential  

   Retail 

   Office 

   Childcare 

   Amenity Space 

 

5.2 FSR 

3.0 FSR 

 

 

10.73 FSR 

8.79 FSR 

0.42 FSR 

1.20 FSR 

0.22 FSR 

0.32 

Height 73.15 metres (240 feet) 

24 storeys 

112 metres (368 feet) 

37 storeys 

Residential Units - Total: 303 units 

1BR: 227 units (75%) 

2BR: 45 units (15%) 

3BR: 31 units (10%) 

Parking* 

   Overall 

   Resident 

   Visitor 

   Retail 

   Office 

   Childcare 

 
295 spaces 

197 spaces 

31 spaces 

15 spaces 

41 spaces 

11 spaces 

 
306 spaces 

199 spaces 

31 spaces 

 

76 spaces (combined) 

*not including any parking reduction incentives 

 

4.3 Height and Density Comparison 

 

The current zoning of the subject site would permit a maximum residential density of 3.0 

FSR, a maximum overall density of 5.2 FSR, and a maximum permitted height of 12.92 

metres (40 feet).The Density Bonus Policy would support a rezoning of this site to allow a 
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maximum residential FSR of 5.2 and a maximum height of 73.15 metres (240 feet), with 

applicable Density Bonus charges. As Sixth Street is a Great Street, commercial retail floor 

space would be required along this frontage as a minimum. The applicant has proposed 10.73 

FSR and a height of 112 metres (368 feet), both in excess of that anticipated in the policy. A 

comparison of the three scenarios follows: 
 

 Existing Zoning 

(C-4) 

Density Bonus 

Phase 2 

Proposal 

Density (FSR) 

   Overall 

   Residential 

 

5.2 

3.0 

 

5.2 

5.2* 

 

10.73 

8.79 

Height 12.19 metres (40 

feet) 

73.15 metres (240 

feet) 

112 metres (368 feet) 

Building Storeys 4 storeys 24 storeys 37 storeys 
*less the required space for retail at grade 

 

4.4 Proximity to Transit 

 

The property is within a five minute walking distance of the SkyTrain (Columbia Street and 

New Westminster Stations) and of the Frequent Transit Network (Sixth Street). 

 

Transit Service: Project Distance 

SkyTrain Station 

(Columbia Station) 

250 metres / 820 ft. 

SkyTrain Station 

(New Westminster Station) 

340 metres / 1,115 ft. 

Frequent Transit Network 

(Sixth Street) 

65 metres / 215 ft. 

 
5. ANALYSIS 

 

5.1 Comparison with Similar Applications 

 

Where an application exceeds the density anticipated, the policy allows Council discretion 

where unique and exceptional conditions warrant additional density. Similar recent 

applications are summarized with the subject application (highlighted in grey) in the table 

below, excluding those which have been given third reading of a Zoning Amendment Bylaw 

and have not yet been adopted. Each of these applications has stated having unique 

circumstances, including addressing a City priority such as affordable child care , heritage, or 

development of park space. 
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Project Proposed 

Total 

Density 

Proposed 

Residntl 

Density 

Proposed 

Density 

Over 

Permitted 

Proposed 

Storeys 

Stated Exceptional 

Circumstance 

Approved 

900 Carnarvon 

Street 

9.05 FSR 8.90 FSR N/A 40 storeys 398 secured market 
rental units; privately 

owned publically 
accessible plaza. 

618 Carnarvon 

Street 

6.19 FSR 5.22 FSR 

(condo) 
0.99 FSR 

 

33 storeys SkyTrain Encapsulation; 
privately owned 

publically accessible 
plaza; $2.9 Million 
Amenity Contrib. 

813 Carnarvon 

Street (Ovation) 

8.31 FSR 8.53 FSR 3.63 FSR 34 storeys 66 non-market units, 
privately owned 

publically accessible 
plaza; amenity 

contribution of $2 
million. 

Development Application Under Review 

810 Agnes 

Street 

7.2 FSR 7.2 FSR 2.0 29 storeys Design and Construction 
of Park Space; density 
bonus contributions. 

514 Carnarvon 

Street (Holy 

Trinity 

Cathedral) 

6.2 FSR 5.83 FSR 2.83 FSR 30 storeys Heritage Restoration 
and Protection; 30 

secured market rental 
units; 42 secured non-

market units. 

611 Agnes 

Street  

(This Proposal) 

10.73 FSR 8.79 FSR 4.01 FSR 37 storeys Not-for profit child care 

for 37 children; 303 
secured market rental 

units, new office space; 

 

The City has also received three other Pre-Application Reviews submissions which were 

seeking feedback on additional heights. These proposals, summarized in the table below, 
included heights between 35 and 45 storeys. Feedback provided by the LUPC for each of 

these proposals was that the proposed heights should be reduced.  
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Project Proposed 

Total 

Density 

Proposed 

Residntl 

Density 

Proposed 

Density 

Over 

Permitted 

Proposed 

Storeys 

Stated Exceptional 

Circumstance 

51 Elliot Street 

 

6.63 FSR 6.52 FSR 

(strata, 
non-

market) 

2.63 FSR 

(overall) 

35 storeys 27 Non-Market Units 

(9.6%); Not-for-Profit 
Child Care Space for 27 

Children. 

140 Sixth Street 

(Royal Towers) 

6.65 FSR 6.47 FSR 

(strata, 
market 

rental 
replaceme
nt, non-

market) 

1.45 FSR 

(Overall) 

40 storeys 40 Non-Market Units 

(4.5%); Not-for-profit 
Child Care Space; 106 

(80%); Replacement 
Rental Units; Voluntary 
Amenity Contribution 

(TBD). 

3.47 FSR 

(Resdntl) 

811 Carnarvon 

Street 

(Hotel Site) 

7.86 FSR 6.29 FSR 

(strata) 

2.54 FSR 45 storeys 120 Room Hotel 

 

6. DISCUSSION  

 

6.1 Overall Evaluation 

 

The proposed development includes three primary benefits in the provision of: 303 secured 

market rental units; not-for profit child care space for 37 children; and the replacement of 

2,911 sq. metres (31,333 square feet) of commercial office space. However the current 
proposal does not respond to previous feedback from the Land Use and Planning Committee 

to reduce the height and residential density of the building. The rationale provided by the 

applicant states that the proposed height (37 storeys and 112 metres / 368 feet) and 

residential density (8.18 FSR) are necessary to support these amenities.  

 

Considering the examples proved above (section 5.1) staff considers it reasonable that the 

height and density are needed to help offset the provision of both child care and office uses 

in a fully secured market rental project.  However, staff identifies that the proposal, which is 

within walking distance of SkyTrain, is ‘overparked’ by at least 39 spaces. Staff expects 

through the use of the City’s already available parking reduction incentives and additional 

transportation demand management (TDM) best practices the amount of costly underground 

parking provide can be reduced. It is estimated that reduction of at least 39 spaces would 

have a cost savings of between $1.2 and $2 million, and if additional parking reductions 

were supportable it would allow further savings.  
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This reduction in cost could support modest reductions in height and density, although it is 

not expected to fully achieve a decrease of the proposed building to the 29 or 30 storeys and 

7.17 FSR recommended by the LUPC. Further analysis of these aspects of the proposal is 

included in the following sections. 

 
Does the LUPC support, in order to keep the proposed amenities and to achieve modest 

reductions to height and density, staff working with the applicant to e xplore parking 

reductions including those incentives built within the Zoning Bylaw, and reporting back to 

LUPC with the outcome? 

 

6.2 Consideration of Exceeding the Density Bonus Framework 

 

The current application includes two levels and 2,911 sq. metres (31,334 sq. ft.) of 

commercial office floor space and a non-for-profit child care space for 37 children. Twelve 

of the spaces have been proposed as infant toddler and 25 spaces as pre-school (3 – 5 year 

old) spaces. The subject site is located relatively close to the Albert Crescent Precinct of the 

Downtown Community Plan which targets ground-oriented housing and housing suitable for 

families. Both the inclusion of not-for-profit childcare space and commercial office space in 

the proposed application could be considered a reasonable justification for considering 

density above the Density Bonus Phase 2 Policy and regulations. 
 

6.3 Building Height 

 

A long-standing urban design principle in the Downtown is that generally the higher up the 

slope a building is located, the shorter it should be, in support of maintaining the urban 

design prominence of Downtown and the Riverfront. This principal has been used in the 

downtown for a number of decades, and existing building height entitlements in Zoning 

Bylaw (section 190.49.5) for Downtown increase for east to west and south to north. 

 

The applicant has proposed a building height of 37 storeys, approximately 112 metres (368 

feet). The applicant has provided a surrounding building height map and a streetscape section 

for Sixth Street, which provide context in regards to the proposed development height and its 

relationship to other buildings and the slope. (Appendix A, pages 14 and 15). The height of 

the building is higher than other proposed projects further down Sixth Street, which are in 

the order of 30 to 33 storeys. 
 

The applicant has stated in their rationale (Appendix A) that the additional height would 

support the additional density which in turn supports the provision of amenities on the site. 

As this building is higher up the slope, a lower building height on the subject site of 28 or 29 

storeys was recommended by staff when this proposal was first presented to the LUPC. This 

recommendation was supported by the LUPC. 
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Staff continues to recommend further exploration of a reduction in height by reducing costs 

associated with the provision of excess parking.  

 

6.4 Proposed Density  

 
In the context of this project the Secured Market Rental Housing (SMRH) Policy would 

support up to a 50% bonus of secured market rental floor space above the maximum 

permitted residential floor space. When this proposal was first presented to LUPC, staff 

recommended that a proposed development consistent with the additional 50% residential 

floor area through the SMRH Policy could be considered. For the current proposal, this 

would be 4.78 FSR (5.2 FSR less the proposed retail space, exclusive of childcare space and 

office space) plus an additional 2.39 (50%) giving a total residential density on the site of 

7.17 FSR.  

 

The applicant has proposed a market rental residential density of 8.18 FSR which would be 

equal to a 57% bonus. This represents a 7% increase above the expected 50% bonus. This 

proposed increase in this submission could be considered reasonable as:  

 

 the project is 100% secured market rental and does not include any condo units. 

 the proposed development also includes non-market child care space, and commercial 
office space which meet City objectives.  

 

Staff continues to recommend further exploration of a reduction in density by reducing costs 

associated with the provision of excess parking.  

 

6.5 Parking  

 
The proposal includes 306 proposed parking spaces, where only 295 spaces would be 

required based on current regulations but without application of available incentives. Use of 

incentives for which the proposal may be eligible could further reduce required parking by at 

least another 30 spaces. This would bring the requirement down to 265 spaces, leaving the 

building over parked by about 39 spaces.  

 

This application, including the proposed child care component would require a Level 1 

Transportation Study. Through the applicant review process and the provision of this study, 

staff would work with the applicant to explore options for reducing parking through the 

Transportation Demand Management (TDM) incentives outlined within the Zoning Bylaw 

such as reductions base on proximity to transit, the provision of car-share spaces, shared use 

of parking and provision of end of trip cycle facilities. There may be further opportunities 

beyond those included in the Zoning Bylaw, especially since the proposed development is 

located on both a Frequent Transit Network and the future Agnes Street Greenway.  

 
Staff recommends working with the applicant to explore  a reduction in parking.  
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6.6 Office Uses 

 

Office space development and retention of existing floor space is vital to the city, ensuring a 

variety of services and employment opportunities exist in the community and contributing to 

quality of life for residents, business owners and their employees. As outlined in the Official 
Community Plan, the City requires both local- and regional-oriented office space and 

anticipates attracting up to two million square feet (186,000 square metres) of new office 

space by 2041. 

 

The application includes the proposed demolition of the existing 5,921.64 square metre 

(63,740 square foot) building on the site, a majority of which is commercial office space. 

The proposed reduction in existing office space would need to be replaced over and above 

the targeted new office space. When this proposal was first presented to the LUPC it was 

recommend that the applicant partially replace the lost office space with a minimum of two 

storeys in the new development. 

 

In this submission the application has achieved this recommendation in that two levels of 

office have been included. The proposal includes two levels of new class A office space  

within the podium of the building totaling 2,911 sq. metres (31,334 sq. ft.). This is a 

replacement of 49% of the existing office space. 
 

6.7 Family Friendly Housing 

 

The Family Friendly Policy and Regulations require 5% of all secured market rental units to 

be three-bedrooms and 25% of all secured market rental units to be either two- or three-

bedrooms. The application has been revised from the Pre-Application Review submission 

and now includes 31 three-bedroom units (10%) and 45 two-bedroom units (15%), which 

meets policy and regulation requirements. 

 

6.8 Public Realm and Streetscape Improvements 

 

Sixth Street 

 

Sixth Street has been identified through the Master Transportation Plan as a Great Street. 

Planning and designing Great Streets means providing characteristics that make streets 
destinations – places for people to be, instead of places to move through. 

 

Given the grade of the site, the application currently includes commercial retail space 

accessed from two levels; Cunningham Street accesses the upper level space and Agnes 

Street accesses the lower level space. Particular attention will be given to the interface of the 

retail spaces on Sixth Street by an interdepartmental team through the application review 

process to achieve Great Street objectives. 
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A dedication along Sixth Street may be necessary to widen the sidewalk, accommodate 

transit stop and possible shelter, and landscaped boulevard. The need for corner truncations 

on Sixth Street at both Agnes and Cunningham Streets has also been identified. The specifics 

of these requirements will also be refined through the development application review 

process.  
 

Agnes Street 

 

Agnes Street has been identified as a future greenway and bike route. A functional design for 

the Agnes Street Greenway is being developed through the Downtown Transportation Plan 

process which is currently underway. The Plan will identify preferred pedestrian and cycling 

facility standards along the Greenway including along the site frontage which may require a 

dedication along Agnes Street to accommodate the preferred pedestrian and cycling 

facilities. 

 

Off-street parking access for the building has been proposed off of Agnes Street. Careful  

integration of an access on Agnes Street would be required to ensure conflicts with the 

Greenway and with the pedestrian realm are limited.  

 

7. CONSULTATION  
 

Consultation on this application would be required as outlined below in the Review Process 

section of this report below. Consultation with the public would include an applicant led 

open house and an applicant presentation to the Downtown Residents Association, 

presentation to the Advisory Planning Commission a Public Hearing, as well as review by 

the New Westminster Design Panel. 

 

8. REVIEW PROCESS  

 

The following is an outline of the required steps for the proposed Development Permit and 

Development Variance Permit applications should Land Use and Planning Committee 

recommend that Council direct staff to process this submission.  

 

1. Preliminary Report to the LUPC (we are here); 

2. LUPC Report to Council for information (August 26, 2019); 
3. Work with applicant to revise proposal (Summer / Fall, 2019); 

4. Report to the LUPC on revised proposal (Fall, 2019); 

5. Presentation to the Downtown Residents Association (Fall 2019); 

6. Applicant Led Public Open House (Fall 2019); 

7. Presentation to the New Westminster Design Panel (Fall - Winter 2019/ 2020); 

8. Presentation to Advisory Planning Commission (Winter 2019/2020); 

9. LUPC Consideration of First and Second Readings (Winter / Spring 2020); 

10. Council Consideration of First and Second Readings (Winter / Spring 2020); 
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11. Public Hearing and Council Consideration of Third Reading (Spring 2019); 

12. Completion of Adoption Requirements; 

13. Council Consideration of Adoption; 

14. Issuance of Special Development Permit by Director of Development Services;  

 
9. INTERDEPARTMENTAL LIAISON 

 

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

applications.  As part of the formal application review, 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. 

 

10. OPTIONS 

 

The following options are offered for consideration of the LUPC: 

 

1. That the Land Use and Planning Committee instruct staff to work with the applicant to 

reduce the amount of off-street parking provided through the use of Zoning Bylaw 

incentives and Transportation Demand Management best practices; 

 
2. That the Land Use and Planning Committee instruct that some reductions to the building 

height and density be explored, and that staff report back with the outcome;  
 

3. That the Land Use and Planning Committee instruct staff to proceed with next steps of 

review for this application as currently proposed. 

 

4. That the Land Use and Planning Committee instruct staff to work with the applicant to 

revise the proposal to remove one of the three primary benefits (secured rental housing, 

not-for-profit childcare, office space) to support a reduction in height and density, and 

report back with the outcome; 

 

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

 

Staff recommends Options 1 and 2. 

 
 

 

 

ATTACHMENTS 

 

Appendix A - Applicant Submission Package  
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This report has been prepared by: 

Mike Watson, Planner 

 

This report was reviewed by: 

Jackie Teed, Manager of Planning 
 

 

 

   

   

 

  

For: 

Emilie K Adin, MCIP 

Director of Development Services 

  

 

 

 



Appendix A 

Applicant Submission Package 
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 7/8/2019 

From: Emilie K Adin, MCIP 

Director of Development Services 

File: HER00534 

Item #: 37/2019 

Subject: 1935 Eighth Avenue: Heritage Revitalization Agreement and Heritage 

Designation - Bylaws for Two Readings 

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend that Council consider 

Heritage Revitalization Agreement (1935 Eighth Ave) Bylaw No. 7846, 2019 and 

Heritage Designation (1935 Eighth Ave) Bylaw No. 7847, 2019 for First and Second 

Readings, and forward the Bylaws to a Public Hearing on September 30, 2019.  

EXECUTIVE SUMMARY 

Applications have been received for a Heritage Revitalization Agreement (HRA) and 

Heritage Designation in order to retain, restore and place long-term legal protection on the 

1928 Munroe house at 1935 Eighth Ave. In exchange, the applicant has proposed to 

subdivide the property and construct a new house on the new parcel. The lot sizes would be 

355.08 square metres (3,822 square feet) for the existing house and 273.6 square metres 

(2,948 square feet) for the new house. The HRA would permit relaxations to the existing 

zoning, including a floor space ratio of 0.61 for the Munroe House and would permit the new 

house an above-grade floor space ratio of 0.50.  

The applicant has undertaken public consultation for the project including an applicant led 
open house and a presentation to the West End Residents Association. The proposal was also 

presented to and supported by both the Community Heritage Commission and the Advisory 

Planning Commission. 

Item 6
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1. PURPOSE 

 

The purpose of this report is to request that the Land Use and Planning Committee 

recommend that Council consider the Heritage Revitalization Agreement and Heritage 

Designation Bylaws for First and Second Readings, and forward the Bylaws to a Public 
Hearing. 

 

2. POLICY AND REGULATIONS  

 

2.1 Official Community Plan 

 

The subject property is designated (RD) Residential Detached and Semi-Detached Housing 

which is described 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). 

 
Heritage Assets: Through a Heritage Revitalization Agreement, or similar tool, a 

property may be eligible for incentives such as a smaller minimum lot size, an 

increase in density, or reduced parking requirements, which would make it viable to 

conserve assets with heritage merit. A Heritage Revitalization Agreement may also be 

used to permit the housing forms listed in Residentia l – Ground oriented Infill 

Housing designation or to formalize an existing, larger scale land use such as a low 

rise or a place of worship. 

 

The proposed development would comply with the (RD) Residential Detached and Semi-

Detached Housing land use designation. 

 

2.2 Zoning Bylaw  
 

The subject property is zoned Neighbourhood Single Detached Residential District (NR-1).  

The intent of the NR-1 zone is to “allow single detached dwellings, secondary suites, and 

laneway or carriage houses in the West End, Kelvin and Connaught neighbourhoods.” The 

proposal would be required to vary the provisions of the NR-1 zone and an application for a 

Heritage Revitalization Agreement is required.  
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2.3 Zoning Heritage Revitalization Agreements 

 

A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City and 

a property owner for the purposes of heritage conservation. In exchange for long-term legal 

protection and exterior restoration, certain zoning relaxations, including an increase in 
density or smaller lot size, may be considered. An HRA does not change the zoning of the 

property, rather it adds a new layer which identifies the elements of the zone that are being 

relaxed or supplemented. An HRA is not precedent setting as each one is unique to a specific 

site. Provisions for the local government to negotiate an HRA are set out in Section 610 of 

the Local Government Act.   

 

A copy of the proposed HRA Bylaw is attached as Appendix A. 

 

2.4 Heritage Revitalization Agreements Policy 

 

The City has a Heritage Policy for the Use of Heritage Revitalization Agreements  that has 

the following objectives: 

 

 Ensure that the HRA policy is integrated with other important City policies. 

 Ensure that HRAs are used appropriately, and that they balance both public and 
private benefits. 

 Establish a follow-up procedure to ensure that heritage conservation work is 
completed as promised. 

 

2.5 Heritage Designation Bylaw 

 

A heritage property which is the subject of an HRA is also protected by a Heritage 

Designation Bylaw. A Heritage Designation Bylaw is a form of land use regulation that 
places long-term legal protection on the land title of a property. Any changes to a protected 

heritage property must first receive approval from City Council (or its delegate) through a 

Heritage Alteration Permit (HAP). Future development is no longer entitled, but could be 

permitted by Council with an HAP. Provisions for a municipality to place a Heritage 

Designation Bylaw on a property are set out in Sections 611-613 of the Local Government 

Act. 

 

A copy of the Heritage Designation Bylaw is attached as Appendix B. 

 

2.6 Standards and Guidelines for the Conservation of Historic Places in Canada 

 

Council endorsed the Standards and Guidelines for the Conservation of Historic Places in 
Canada in 2008 as a basis for assessing heritage projects within the city. These are national 

guidelines for best practice in heritage conservation and design. HRA proposals are 

evaluated against these guidelines. 



City of New Westminster July 8, 2019 4 

 

Agenda Item 37/2019 

3. BACKGROUND 

 

3.1 Site Characteristics and Context 

 

The subject property at 1935 Eighth Avenue is located in the West End neighbourhood and 
on the border of the Connaught Heights neighbourhood. The site is located on the north 

(uphill) side of Eighth Ave at the north-east corner of Eighth Ave and Twentieth Street. The 

subject site slopes up from south to north and is not serviced by a lane, currently taking 

access directly from Twentieth Street. 

 

The immediate neighbourhood is predominantly single-family residential. Across Twentieth 

Street is a one storey commercial building and a two storey mixed use (commercial and 

residential) building.  

 

The lot sizes on the north side of Eighth Ave adjacent to the proposal site are predominantly 

597.18 sq. metres (6,428 sq. ft.). The commercial lots across Twentieth Street are developed 

at 0.83 and 0.55 FSR. 

 

3.2 Proximity to Transit Service 

 

Transit Service: Project Distance 

SkyTrain Station 

(22
nd

 Street Station) 

315 metres / 1,030 ft. 

Frequent Transit Network 

(22
nd

 Street Station) 

315 metres / 1,030 ft. 

 
The property is within walking distance of 22

nd
 Street SkyTrain Station. 

 

4. PROPOSAL 

 

4.1 Project Description  

 

The applicants propose entering into a Heritage Revitalization Agreement (HRA) in order to 

subdivide the subject property into two parcels and construct a new infill house on the new 

lot, in exchange for exterior restoration and long term legal protection of the existing 

heritage house. A Heritage Designation application is being considered concurrently with the 

Heritage Revitalization Agreement application and would place legal long term protection on 

the 1928 Munroe house currently located on site.  

 
Vehicular access to the site is located on Eighth Ave at the eastern most edge of the site. 

Given that Twentieth Street and Eighth Ave are both classified as City Collector roads, this 

was the only location in which site access could safely be provided.  
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An easement is proposed to be registered over the new parcel in favor of the heritage house 

lot for both access and for encroachment of the second required parking space (for the 

secondary suite). The parking requirements would therefore be satisfied for the project as a 

whole, although technically a relaxation is required. The proposed architectural drawings are 

included in Appendix 5 of the draft HRA Bylaw attached to this report as Appendix A. 
 

4.2 Project Statistics and Proposed Relaxations 

 

The HRA would relax the underlying Neighbourhood Single Detached Residential District 

(NR-1) zoning to allow the subdivision and development. The relaxations required are 

shaded in the table below. 
 

 Existing NR-1 

Zoning  

Proposed: 

Heritage House 

Proposed: 

New House 

Minimum Site 

Area 

6,000 square feet 
(557.4 sq. metres) 

3,767 square feet 
(350 square metres) 

2,927.78 square feet 
(272 square metres) 

Floor Space 

Ratio 
0.50 0.61 None 

Maximum Floor 

Space Ratio Above 

Grade 

0.40 None 0.5 

Maximum Upper 

Level Site Coverage 
80% None 100% 

Minimum Number of 

Off-Street Parking 

Spaces 

1 space per dwelling 
unit 

1 required space 
provided on adjacent 

lot 

None 

 

In addition the following the number of dwelling units on the sites would be limited as 

indicated in the table below. 

 

 Existing NR-1 

Zoning  

Proposed: 

Heritage House 

Proposed: 

New House 

Maximum Number 

of Permitted 

Dwelling Units 

1 principal unit 

1 secondary suite 
1 detached accessory 

dwelling unit 

1 principal unit 
1 secondary suite 

1 principal unit 

 

5. DISCUSSION 

 

5.1 Overall Evaluation 

 

When the City considers entering into an HRA with a property owner, one of the objectives 

is to balance the benefits to the property owner with the benefits to the public. Although the 
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benefits conveyed to the applicant through a subdivision would be relatively substantial, the 

proposed application is considered reasonable given: 

 

 the heritage value of the house; 

 the high level of building integrity; 

 that the heritage conservation work proposed is reflective of best practice; and 

 the proposed density (0.61 and 0.50FSR) is a relatively modest increase and well 
within the range of densities anticipated for HRA projects. 

 

The Heritage Revitalization Agreement and Heritage Designation Bylaw are attached to this 

report as Appendix A and Appendix B respectively. 

 

5.2 Heritage Value 

 

The 1928 Munroe House has heritage value for its historic and cultural significance, in 

particular its age and for its direct link to the continuing residential development of the 

neighbourhood.  In addition, the house has some aesthetic value for its intact bungalow 
design. The house has a high level of integrity, both to the architectural style of the building 

and for its original materials. These materials are proposed to be retained, and restored, as 

part of the application. Given this, staff would consider the overall heritage value of the 

home moderate to high. The house is worth conserving and qualifies for an HRA. 
 

5.3 Heritage Conservation and Restoration Work Proposed 

 

The Heritage Conservation Plan, included in Appendix 2 of the draft HRA Bylaw attached to 

this report as Appendix A, notes the extensive original materials on the house and indicates 

that the materials are in excellent condition. As noted, the house requires modes t exterior 

restoration work. Particularly, of note, the exterior wood cladding and trim requires 

stabilizing and possible replacement in some areas. Additionally, a redundant chimney, 

which was not identified as a character defining element, is proposed to  be removed. Overall, 

the Heritage Conservation Plan represents best practice under the Standards and Guidelines 

for the Conservation of Historic Places in Canada, as it calls for minimal intervention and 

high levels of retention. 

 

5.4 Vehicular Access and Off-Street Parking 

 

Vehicular access would be provided by a shared driveway off Eighth Ave at the east end of 

the site. Given this site is at the corner of Eighth Ave and Twentieth St, both of which are 

classified as City Collector roads, this was the only location in which access could be safely 

provided. The applicant was also required to demonstrate that vehicles could safely turn 

around on site so as not to back out onto Eighth Ave.  
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In regard to the number of parking spaces on site, practically, both properties would meet the 

minimum required parking. The infill lot has one required parking space located on site. The 

heritage house lot would have two spaces as required - one space located on site and the 

other space located straddling the property line shared with the infill lot. A technical 
relaxation is required to recognize that the second parking space is not fully located on site. 

 

An easement would be required to be registered over the new parcel in favor of the heritage 

house lot for access to parking spaces as well as to allow the second required parking space 

(for the secondary suite) to straddle the shared property line and be located partially on both 

properties.  

 

5.5 Trees and Landscaping 

 

The applicant has proposed the removal of one protected tree (Firethorn) which is located 

within the footprint of the proposed infill house, and a protected hedge located along Eighth 

Ave. The applicant has proposed three replacement trees (two Dawyk Beech and a Ginko) 

and replacement hedges along Eighth Ave (Little Leaf Box) and as screening for the private 

outdoor spaces (Arborvitae).   
 

City Arborists have reviewed the proposed landscape plan and development and advised that 

the proposal has provided the required combination of replacement trees and hedge length 

and that the selected plant species are appropriate for the locations proposed. The 

replacement of the hedge along Eighth Ave is supported from a heritage conservation 

perspective as it would be a lower hedge providing some privacy, but also ensuring the 

protected home is an asset visible to the public from the street.  

 

5.6 Usable Open Space 

 

Usable open space has been provided for the three proposed units. Both the principal unit 

and the secondary suite in the heritage house would have a delineated at grade private 

outdoor space located on the west side of the lot (~16.8 square metres /180 square feet and 
21.4 square metres / 230 square feet, respectively)  in addition to space located in the front 

yard (facing Eighth Ave) of the house. 

 

The infill house would have a cantilevered second level deck (~11.2 sq. metres / 120 sq. feet) 

at the rear of the home in addition to space located in the front yard (facing Eighth Ave) of 

the house. The provided open space would meet both the open space requirements for 

secondary suites and the laneway and coach house design guidelines.  
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6. PUBLIC AND COMMITTEE CONSULTATION 

 

The applicant held a public open house at the Unity in Action Church on March 22, 2016 and 

the application was also presented to the West End Residents Association on the same 

evening following the open house.  
 

The application was presented to and supported by the Community Heritage Commission on 

February 9, 2016 and the following motion was passed: 

 
THAT the Community Heritage Commission recommend support to Council for the 

Heritage Revitalization Agreement at 1935 Eighth Ave 

 

The application was also presented to and supported by the Advisory Planning Commission 

on April 19, 2016 and on May 21, 2019. The application was presented twice to the 

Advisory Planning Commission as changes were needed to the project to accommodate an 

alternate driveway location and additional landscaping.  

Prior to presenting the revised proposal to the APC, the applicant delivered update notices to 

all properties within 100 metres of the subject site to advise neighbours of the revisions and 

to invite feedback. The applicant has advised that notices were delivered to 83 addresses and 

that no responses were received. Staff also did not receive any correspondence as a result of 
the distribution of notices.  

 

7. REVIEW PROCESS 

 

The application is progressing through the City’s development process. The following steps 

have been completed to date: 

 

1. Report to Land Use and Planning Committee (LUPC) (January 18, 2016) 

2. Applicant presentation to the Community Heritage Commission (February 9, 2016) 

3. Developer-led Open House #1 (March 22, 2016) 

4. Applicant presentation to the West End Residents’ Association (March 22, 2016)  

5. Presentation to Advisory Planning Commission (April 19, 2016); 

6. Applicant distribution of notice regarding project revisions (March 27 – 30, 2019) 

7. Presentation #2 to Advisory Planning Commission (May 21, 2019); 
8. Report to Land Use and Planning Committee for Consideration of First and Second 

Reading of Heritage Revitalization and Heritage Designation Bylaws (We Are Here); 

 

Next Steps: 

 

9. Report to Council from LUPC for Consideration of First and Second Reading of 

Heritage Revitalization and Heritage Designation Bylaws (August 26, 2019); 

10.  Public Hearing and Council consideration of Third Reading of Heritage 

Revitalization and Heritage Designation Bylaws (September 30, 2019); 
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11.  Completion of Adoption Requirements; 

12.  Referral To Ministry of Transportation and Infrastructure; 

13.  Council Consideration of Final Adoption of Heritage Revitalization and Heritage 

Designation Bylaws; 

 
8. ADOPTION AND SERVICING  REQUIREMENTS 

 

8.1 Adoption Requirements 

 

Items that will need to be addressed by the applicant prior to the adoption of Heritage 

Revitalization Agreement Bylaw No. 7846, 2019 include, but not limited to, the following: 

 

  Registration of a Section 219 Restrictive Covenant for off-street parking; 

  Registration of Statutory Right of Way for parking access; 

  Registration of a No Separate Sale Covenant; 

  Preliminary civil drawing review and initiating work with Engineering Services on a 

Works and Services Agreement, as per the attached memo (Appendix C) 

  Any other required documentation; 
 

8.2 Site Servicing and Off-Site Improvements 

 

The proposal has been reviewed by the City’s Engineering Services Department regarding 
required site servicing and off-site improvements. The attached Engineering Services Memo 

(Appendix C) outlines the improvements that would be required to facilitate the proposed 

development. Such improvements would need to be provided in accordance with City 

standards, as determined by the Director of Engineering. The applicant has reviewed and 

agreed to the works identified in this memo.  

 

9. INTERDEPARTMENTAL LIAISON 

 

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

applications. A staff-led project team has been reviewing and coordinating responses on this 

proposed project.  

 

10.  OPTIONS 

 

The following options are offered for the LUPC’s consideration:  

 

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

Heritage Revitalization Agreement (1935 Eighth Ave) Bylaw No. 7846, 2019 and 

Heritage Designation (1935 Eighth Ave) Bylaw No. 7847, 2019 for First and Second 

Readings, and forward the Bylaws to a Public Hearing on September 30, 2019. 
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2. That the Land Use and Planning Committee provide staff with alternative feedback. 

 

Staff recommends Option 1. 

 

 

 

 

ATTACHMENTS 

 

Appendix A: Heritage Revitalization Agreement Bylaw 7846, 2019 

Appendix B: Heritage Designation Bylaw No. 7847, 2019 

Appendix C: Engineering Servicing Memo 

 

 

 

This report has been prepared by: 

Mike Watson, Planner 

 

This report was reviewed by: 

Jackie Teed, Manager of Planning 
 

 

   

 

  

Emilie K Adin, MCIP 

Director of Development Services 

  

 



Appendix A: 

 Heritage Revitalization Agreement Bylaw

No. 7846, 2019 



CORPORATION OF THE CITY OF NEWWESTMINSTER

HERITAGE REVITALIZATION AGREEMENT (1935 EIGHTH AVENUE)

BYLAW NO. 7846, 2019

A Bylaw to enter into a Heritage Revitalization Agreement under

Section 610 of the Local Government Act

WHEREAS the City of New Westminster and the owners of the property located at 1935 Eighth

Avenue in New Westminster wish to enter into a Heritage Revitalization Agreement in respect of

the property;

NOW THEREFORE, the Council of the City of New Westminster enacts as follows:

Citation

1. This Bylaw may be cited as �Heritage Revitalization Agreement (1935 Eighth Avenue) Bylaw

No. 7846, 2019�.

Heritage Revitalization Agreement

2. The City of New Westminster enters into a Heritage Revitalization Agreement with the

registered owners of the property located at 1935 Eighth Avenue legally described as

PID: 030 258 260

PARCEL A (BEING A CONSOLIDATION OF LOTS 1 & 2, SEE CA6308510)

SUBURBAN BLOCK 12 GROUP 1 NEWWESTMINSTER DISTRICT PLAN EPP63684

3. The Mayor and City Clerk are authorized on behalf of the City of New Westminster Council

to sign and seal the Heritage Revitalization Agreement attached to this Bylaw as Schedule

�A�.

READ A FIRST TIME this ___ day of ______________, 2019.

READ A SECOND TIME this ___ day of _____________, 2019.

PUBLIC HEARING held this ___ day of _____________, 2019.
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READ A THIRD TIME this ___ day of ________________, 2019.

ADOPTED this ___ day of ______________, 2019.

Mayor City Clerk
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SCHEDULE “A”

HERITAGE REVITALIZATION AGREEMENT (1935 EIGHTH AVENUE)

THIS AGREEMENT dated for reference the 1st day of June, 2019 is

BETWEEN:

LEMERLYN TECSON RAMOS and REYNALDO GAVINO ESQUIVEL JR., 1935

Eighth Avenue, NewWestminster, British Columbia, V3M 2T2, as Joint Tenants

(together, the “Owners”)

AND:

CORPORATION OF THE CITY OF NEW WESTMINSTER, City Hall, 511 Royal

Avenue, NewWestminster, BC V3L 1H9

(the “City”)

WHEREAS:

A. The Owners are the registered owners in fee simple of the land and all improvements

located at 1935 Eighth Avenue, New Westminster, British Columbia, legally described as

PID: 030 258 260, PARCEL A, (BEING A CONSOLIDATION OF LOTS 1 & 2, SEE CA6308510)

SUBURBAN BLOCK 12 GROUP 1 NEWWESTMINSTER DISTRICT PLAN EPP63684(the “Land”);

B. There is one principal building situated on the Land, known as the Andrew Percy Munroe

House (the “Heritage House”), which is shown on the site plan attached as Appendix 1 (the

“Site Plan”);

C. The Owners wish to restore and rehabilitate the Heritage House;

D. The Owners intend to apply to the City’s Approving Officer for approval to file a subdivision

plan (the “Subdivision Plan”) in the Land Title Office in order to subdivide the Land into two

separate parcels, generally as shown on the Site Plan;

E. If the proposed subdivision of the Land is approved by the City’s Approving Officer, the

Owners intend to construct a new residential building (the “New House”) on that portion

of the Land labeled on the Site Plan as “Proposed Infill House”;

F. The City and the Owners agree that the Heritage House has heritage value and should be

conserved;

G. Section 610 of the Local Government Act, RSBC 2015, Chapter 1 authorizes a local

government to enter into a Heritage Revitalization Agreement with the owner of heritage

property, and to allow variations of, and supplements to, the provisions of a bylaw or a

permit issued under Part 14 or Part 15 of the Local Government Act;
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H. The Owners and the City have agreed to enter into this Heritage Revitalization Agreement

setting out the terms and conditions by which the heritage value of the Heritage House is

to be preserved and protected, in return for specified supplements and variances to City

bylaws;

THIS AGREEMENT is evidence that in consideration of the sum of ten dollars ($10.00) now paid by

each party to the other and for other good and valuable consideration (the receipt of which each

party hereby acknowledges) the Owners and the City each covenant with the other pursuant to

Section 610 of the Local Government Act as follows:

2 Heritage Designation

1. The Owners irrevocably agree to the designation of the Heritage House as protected

heritage property, in accordance with Section 611 of the Local Government Act, and

release the City from any obligation to compensate the Owners in any form for any

reduction in the market value of the Land, the Heritage House, or the New House that may

result from the designation.

3 Conservation of Heritage House

2. Promptly following the date on which the Owners deposit the Subdivision Plan in the Land

Title Office, the Owners shall commence and complete the preservation, rehabilitation, and

restoration of the Heritage House (the “Work”) in strict accordance with the “Conservation

Plan” prepared by Birmingham & Wood, Architects and Planners, and dated December 1,

2015 and revised on April 11, 2019, a copy of which is attached as Appendix 2 (the

“Conservation Plan”).

3. Prior to commencement of the Work, the Owners shall obtain from the City all necessary

permits and licenses, including a heritage alteration permit.

4. The Owner shall obtain written approval from the City’s Director of Development Services

for any changes to the Work, and obtain any amended permits that may be required for

such changes to the Work, including a building permit and heritage alteration permit.

5. The Owner agrees that the City may, notwithstanding that such a permit may be issuable

under the City’s zoning and building regulations and the BC Building Code, withhold a

building permit applied for in respect of the Work to the Heritage House if the work that

the Owner wishes to undertake is not in accordance with the Conservation Plan.

6. The Work shall be done at the Owners’ sole expense in accordance with generally accepted

engineering, architectural, and heritage conservation practices. If any conflict or ambiguity

arises in the interpretation of Appendix 2, the parties agree that the conflict or ambiguity

shall be resolved in accordance with the “Standards and Guidelines for the Conservation of

Historic Places in Canada”, Second Edition, published by Parks Canada in 2010.

7. The Owner shall erect throughout the course of the Work, a sign of sufficient size and

visibility to effectively notify contractors and tradespersons entering onto the Lands that
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the Work involves protected heritage property and is being carried out for heritage

conservation purposes.

8. The Owners shall, at the Owners’ sole expense, engage a member of the Architectural

Institute of British Columbia, the Association of Professional Engineers and Geoscientists of

British Columbia, or the Canadian Association of Heritage Professionals with specialization

in building or planning (the “Registered Professional”) to oversee the Work and to perform

the duties set out in section 9 of this Agreement.

Responsibilities of the Registered Professional

9. The Registered Professional shall:

(a) prior to commencement of the Work, and at any time during the course of the

Work that a Registered Professional has been engaged in substitution for a

Registered Professional previously engaged by the owner, provide to the City an

executed and sealed Confirmation of Commitment in the form attached as

Appendix 3;

(b) supervise the Work and ensure compliance of the Work with the Conservation Plan

in Appendix 2;

(c) provide regular reporting to the City’s Director of Development Services on the

progress of the Work;

(d) upon substantial completion of the Work, provide to the City an executed and

sealed Certification of Compliance in the form attached as Appendix 4; and

(e) notify the City within one business day if the Registered Professional’s engagement

by the Owner is terminated for any reason.

Damage to or Destruction of the Heritage House

10. If the Heritage House is damaged, the Owners shall obtain a heritage alteration permit and

any other necessary permits and licenses and, in a timely manner, shall restore and repair

the Heritage House to the same condition and appearance that existed before the damage

occurred.

11. If, in the opinion of the City, the Heritage House is completely destroyed, the Owners shall

construct a replica, using contemporary material if necessary, of the Heritage House that

complies in all respects with the Conservation Plan in Appendix 2 and with City of New

Westminster Zoning Bylaw No. 6680, 2001, as varied by this Agreement, after having

obtained a heritage alteration permit and any other necessary permits and licenses.

12. The Owners shall use their best efforts to commence and complete any repairs to the

Heritage House, or the construction of any replica building, with reasonable dispatch.
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13. If the Heritage House is damaged during the course of construction of the New House, the

City may, notwithstanding that a final inspection may be issuable under the City’s zoning

and building regulations and the BC Building Code, withhold a final inspection applied in

respect of the New House, if the Owner has not repaired the damage to the Heritage

House to the satisfaction of the Director of Development Services

14. The Owners shall carry out the Work with respect to the Heritage House and construct the

New House in strict accordance with the design plans and specifications prepared by

Birmingham & Wood, Architects and Planners, dated January 24, 2018, and attached

hereto as Appendix 5 (the “Approved Plans”), full size copies of which plans and

specifications are on file at the New Westminster City Hall. The Owners agree that the City

may, notwithstanding that such a permit may be issuable under the City’s zoning and

building regulations and the BC Building Code, withhold a building permit applied for in

respect of the Work or the New House if the work that the Owners wish to undertake is not

in accordance with the Approved Plans.

15. Prior to commencement of the construction of the New House, the Owners shall obtain

from the City all necessary permits and licenses.

16. The Owners agree that the City may, notwithstanding that such a permit may be issuable

under the City’s zoning and building regulations and the BC Building Code, withhold a

building permit applied for in respect of the Work or the New House if the work that the

Owners wish to undertake is not in accordance with the Approved Plans.

4 Variances to City’s Zoning Bylaw

17. City of New Westminster Zoning Bylaw No. 6680, 2001, is varied and supplemented in its

application to the Land in the manner and to the extent provided and attached as

Appendix 6.

5 Timing and Phasing of Work

18. The Owners shall commence and complete all actions required for the completion of the

Work, as set out in the Conservation Plan in Appendix 2, within three years following the

date on which the Owners deposit the Subdivision Plan in the Land Title Office.

19. The Owners shall not construct the New House on the Land until the Owners have

completed the Work in respect of the Heritage House, to the satisfaction of the Registered

Professional and the City’s Director of Development Services.

20. The City may, notwithstanding that such a permit may be issuable under the City’s zoning

and building regulations and the BC Building Code, withhold a building permit applied for in

respect of the New House if the Owners have not completed the Work in respect of the

Heritage House.
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6 No Separate Sale of New Parcels

21. The Owners shall, concurrently with the deposit of the Subdivision Plan, deposit in the Land

Title Office a covenant under s.219 of the Land Title Act in favour of the City, in the form

attached as Appendix 7, by which the Owners covenant and agree not to transfer

separately the parcels created by the Subdivision Plan until the Owners have complied with

the requirements of this Agreement for the preservation, restoration, and rehabilitation of

the Heritage House, to the satisfaction of the City’s Director of Development Services.

22. The City shall execute and deliver to the Owners a discharge of the covenant described in

section 20 above on the request of the Owners if the Owners have complied with the

requirements of this Agreement for the preservation, restoration, and rehabilitation of the

Heritage House and wish to transfer the parcel containing the Heritage House separately

from the other parcel charged by the covenant, and have provided the Certification of

Compliance described in section 9(d) above in respect of the Heritage House.

7 Inspections

23. Upon request by the City, the Owners shall advise or cause the Registered Professional to

advise the City’s Development Services Department, Planning Division, of the status of the

Work, and, without limiting the City’s power of inspection conferred by statute and in

addition to such powers, the City shall be entitled at all reasonable times and from time to

time to enter onto the Land for the purpose of ensuring that the Owners are fully

observing and performing all of the restrictions and requirements in this Agreement to be

observed and performed by the Owners.

24. The City may, notwithstanding that such an inspection may be issuable under the City’s

zoning and building regulations and the BC Building Code, withhold an inspection if the

Owner has not completed the Work in respect of the Heritage House as set out in the

Conservation Plan, to the satisfaction of the Registered Professional and the City’s Director

of Development Services.

25. The City may, notwithstanding that such an inspection may be issuable under the City’s

zoning and building regulations and the BC Building Code, withhold an inspection if the

Owner has not constructed the New House as set out in the Approved Plans, to the

satisfaction of the Registered Professional and the City’s Director of Development Services.

8 Ongoing Maintenance

26. Following completion of the Work, the Owners shall maintain the Heritage House in good

repair in accordance with the Conservation Plan and the maintenance standards set out in

City of New Westminster Heritage Property Maintenance Standards Bylaw No. 7971, 2018,

as amended or replaced from time to time, and, in the event that Bylaw No. 7971 is

repealed and not replaced, the Owners shall continue to maintain the building to the

standards that applied under Bylaw No. 7971 immediately prior to its repeal.
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9 Conformity with City Bylaws

27. The Owners acknowledge and agree that, except as expressly varied by this Agreement,

any development or use of the Land, including any construction, alteration, rehabilitation,

restoration and repairs of the Heritage House, must comply with all applicable bylaws of

the City.

10 No Application to Building Interiors

28. Unless otherwise stated in this Agreement or set out in the Conservation Plan, the terms

and conditions of this Agreement respecting the Heritage House apply only to the structure

and exterior of the building, including without limitation the foundation, walls, roof, and all

exterior doors, windows and architectural ornamentation.

11 Future Alterations

29. Following completion of the Work in accordance with this Agreement, the Owners shall not

alter the heritage character or the exterior appearance of the Heritage House, except as

permitted by a heritage alteration permit issued by the City.

12 Statutory Authority Retained

30. Nothing in this Agreement shall limit, impair, fetter, or derogate from the statutory powers

of the City, all of which powers may be exercised by the City from time to time and at any

time to the fullest extent that the City is enabled.

13 Indemnity

31. The Owners hereby release, indemnify and save the City, its officers, employees, elected

officials, agents and assigns harmless from and against any and all actions, causes of action,

losses, damages, costs, claims, debts and demands whatsoever by any person, arising out

of or in any way due to the existence or effect of any of the restrictions or requirements in

this Agreement, or the breach or non performance by the Owners of any term or provision

of this Agreement, or by reason of any work or action of the Owners in performance of

their obligations under this Agreement or by reason of any wrongful act or omission,

default, or negligence of the Owners.

32. In no case shall the City be liable or responsible in any way for:

(a) any personal injury, death or consequential damage of any nature whatsoever,

howsoever caused, that be suffered or sustained by the Owners or by any other

person who may be on the Land; or

(b) any loss or damage of any nature whatsoever, howsoever caused to the Land, or

any improvements or personal property thereon belonging to the Owners or to any

other person,
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arising directly or indirectly from compliance with the restrictions and requirements in this

Agreement, wrongful or negligent failure or omission to comply with the restrictions and

requirements in this Agreement or refusal, omission or failure of the City to enforce or

require compliance by the Owners with the restrictions or requirements in this Agreement

or with any other term, condition, or provision of this Agreement.

14 No Waiver

33. No restrictions, requirements, or other provisions of this Agreement shall be deemed to

have been waived by the City unless a written waiver signed by an officer of the City has

first been obtained, and without limiting the generality of the foregoing, no condoning,

excusing or overlooking by the City on previous occasions of any default, nor any previous

written waiver, shall be taken to operate as a waiver by the City of any subsequent default

or in any way defeat or affect the rights and remedies of the City.

15 Enforcement of Agreement

34. The Owners acknowledge that it is an offence under Section 621(1)(c) of the Local

Government Act to alter the Land or the Heritage House in contravention of this

Agreement, punishable by a fine of up to $50,000.00 or imprisonment for a term of up to 2

years, or both.

35. The Owners acknowledge that it is an offence under Section 621(1)(b) of the Local

Government Act to fail to comply with the requirements and conditions of any heritage

alteration permit issued to the Owners pursuant to this Agreement and Section 617 of the

Local Government Act, punishable in the manner described in the preceding section.

36. The Owners acknowledge that, if the Owners alter the Land or the Heritage House in

contravention of this Agreement, the City may apply to the British Columbia Supreme

Court for:

(a) an order that the Owners restore the Land or the Heritage House, or both, to their

condition before the contravention;

(b) an order that the Owners undertake compensatory conservation work on the Land

or the Heritage House, or both;

(c) an order requiring the Owners to take other measures specified by the Court to

ameliorate the effects of the contravention; and

(d) an order authorizing the City to perform any and all such work at the expense of the

Owners.

37. The Owners acknowledge that, if the City undertakes work to satisfy the terms,

requirements or conditions of any heritage alteration permit issued to the Owners

pursuant to this Agreement upon the Owners’ failure to do so, the City may add the cost of

the work and any incidental expenses to the taxes payable with respect to the Land, or may
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recover the cost from any security that the Owners has provided to the City to guarantee

the performance of the terms, requirements or conditions of the permit, or both.

38. The Owners acknowledge that the City may file a notice on title to the Land in the land title

office if the terms and conditions of this Agreement have been contravened.

39. The City may notify the Owners in writing of any alleged breach of this Agreement and the

Owners shall have the time specified in the notice to remedy the breach. In the event that

the Owners fail to remedy the breach within the time specified, the City may enforce this

Agreement by:

(a) seeking an order for specific performance of the Agreement;

(b) any other means specified in this Agreement; or

(c) any means specified in the Community Charter or the Local Government Act,

and the City’s resort to any remedy for a breach of this Agreement does not limit its right

to resort to any other remedy available at law or in equity.

16 Interpretation

40. In this Agreement, “Owners” shall mean all registered owners of the Land or subsequent

registered owners of the Land, as the context requires or permits.

17 Headings

41. The headings in this Agreement are inserted for convenience only and shall not affect the

interpretation of this Agreement or any of its provisions.

18 Appendices

42. All appendices to this Agreement are incorporated into and form part of this Agreement.

19 Number and Gender

43. Whenever the singular or masculine or neuter is used in this Agreement, the same shall be

construed to mean the plural or feminine or body corporate where the context so requires.

20 Joint and Several

44. If at any time more than one person (as defined in the Interpretation Act (British Columbia)

owns the Land, each of those persons will be jointly and severally liable for all of the

obligations of the Owners under this Agreement.
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21 Successors Bound

45. All restrictions, rights and liabilities herein imposed upon or given to the respective parties

shall extend to and be binding upon their respective heirs, executors, administrators,

successors and assigns.

IN WITNESS WHEREOF the Owners and the City have executed this Agreement as of the date

written above.

Signed, Sealed and Delivered in the

presence of:

Name

Address

Occupation

)

)

)

)

)

)

)

)

)

)

)

)

LEMERLYN TECSON RAMOS

REYNALDO GAVINO ESQUIVEL JR.

CORPORATION OF THE CITY OF NEW

WESTMINSTER by its authorized signatories:

Mayor:

City Clerk:

)

)

)

)

)

)

)

)

)
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APPENDIX 1

SITE PLAN
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APPENDIX 2

CONSERVATION PLAN
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APPENDIX 3

CONFIRMATION OF COMMITMENT BY REGISTERED PROFESSIONAL

Date: _________________

City of NewWestminster

511 Royal Avenue

NewWestminster, BC

V3L 1H9

Attention: Director of Development Services

Re: Heritage Revitalization Agreement for 1935 Eighth Avenue

The undersigned hereby undertakes to be responsible for field reviews of the construction carried

out at the captioned address for compliance with the requirements of Appendix 2 of the Heritage

Revitalization Agreement applicable to the property, which the undersigned acknowledges having

received and reviewed, and undertakes to notify the City of New Westminster in writing as soon as

possible if the undersigned�s contract for field review is terminated at any time during

construction. This letter is not being provided in connection with Part 2 of the British Columbia

Building Code, but in connection only with the requirements of the Heritage Revitalization

Agreement.

__________________________________

Registered Professional�s Name

__________________________________

Address

__________________________________

Telephone No. Signature and Seal
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APPENDIX 4

CERTIFICATION OF REGISTERED PROFESSIONAL

Date: _______________

City of NewWestminster

511 Royal Avenue

NewWestminster, BC

V3L 1H9

Attention: Director of Development Services

Re: Heritage Revitalization Agreement for 1935 Eighth Avenue

I hereby give assurance that I have fulfilled my obligations for field review as indicated in my letter

to the City of New Westminster dated _________________ in relation to the captioned property,

and that the architectural components of the work comply in all material respects with the

requirements of Appendix 2 of the Heritage Revitalization Agreement referred to in that letter.

This letter is not being provided in connection with Part 2 of the British Columbia Building Code,

but in connection only with the requirements of the Heritage Revitalization Agreement.

__________________________________

Registered Professional�s Name

__________________________________

Address

__________________________________

Telephone No. Signature and Seal
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APPENDIX 5

APPROVED DESIGN PLANS
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APPENDIX 6

VARIATIONS TO ZONING BYLAW NO. 6680, 2001

Neighbourhood

Residential Dwelling

District (NR 1)

Requirement/Allowance

Lot with Heritage House

(West Lot)

Lot with New House

(East Lot)

Minimum Site Area

(Gross)

6,000 square feet

(557.4 square metres)

3,767 square feet

(350 square metres)

2,938.55 square feet

(273 square metres)

Maximum Floor

Space Ratio

0.50 0.61 No variance

Maximum Floor

Space Ratio Above

Grade

0.40 No variance 0.50

Maximum Upper

Level Site Coverage

80% No variance 100%

Minimum Number

of Off Street

Parking Spaces

1 space per dwelling unit 1 space No variance

Maximum Number

of Permitted

Dwelling Units

1 principal unit

1 secondary suite

1 detached accessory

dwelling unit

1 principal unit

1 secondary suite

1 principal unit
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APPENDIX 7

NO SEPARATE SALE COVENANT
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TERMS OF INSTRUMENT � PART 2

SECTION 219 COVENANT � NO SEPARATE SALE OF SUBDIVIDED PARCELS

THIS AGREEMENT dated for reference the ____ day of _______________, 20___ is

BETWEEN:

LEMERLYN TECSON RAMOS and REYNALDO GAVINO ESQUIVEL JR., 1935

Eighth Avenue, New Westminster, British Columbia, V3M 2T2, as joint

tenants

(together, the �Owners�)

AND:

CORPORATION OF THE CITY OF NEW WESTMINSTER, City Hall, 511 Royal

Avenue, NewWestminster, British Columbia, V3L 1H9

(the �City�)

WHEREAS:

A. The Owners are the registered owners in fee simple of those lands in New Westminster,

British Columbia legally described as NO PID, _______________________ and NO PID,

_______________________ (together, the �Lands�);

B. Pursuant to a Heritage Revitalization Agreement between the City and the Owners,

dated for reference June 1, 2019 (the �HRA�), the Owners are required to deposit in the

Land Title Office, concurrently with the subdivision plan creating the Lands as separate

fee simple parcels, a covenant under s.219 of the Land Title Act in favour of the City, by

which the Owners covenant and agree not to transfer separately the Lands until the

Owners have complied with the requirements of the HRA for the preservation,

restoration, and rehabilitation of the Heritage House (as defined in the HRA);

C. Section 219 of the Land Title Act (British Columbia) provides that there may be

registered as a charge against the title to any land a covenant in favour of a municipality

in respect of the use of land, the use of a building on or to be erected on land, or that

parcels of land designated in the covenant are not to be sold or otherwise transferred

separately;

NOW THEREFORE in consideration of the sum of $10.00 now paid by the City to the Owners and

other good and valuable consideration, the receipt and sufficiency of which the Owners hereby

acknowledge, the parties covenant and agree pursuant to Section 219 of the Land Title Act

(British Columbia) as follows:



2

C:\Users\Mwatson\Desktop\1935 Eighth Ave No Separate Sale Covenant (June 26, 2019).Docx Jun 27, 2019 2:41 PM/MW

1. Lands Not to be Separately Sold or Transferred � The Lands shall not be sold or

otherwise transferred separately.

2. Discharge � The City shall, at the written request of the Owners, execute and deliver to

the Owners a registrable discharge of this Agreement but only if the City has

determined, in its sole and unfettered discretion, that the Owners have completed and

complied with all requirements in the HRA for the preservation, restoration, and

rehabilitation of the Heritage House by the deadlines set out therein.

3. Notice � All notices and other communications required or permitted to be given under

this Agreement must be in writing and must be sent by registered mail or delivered as

follows:

(a) if to the Owners, to the address shown on the Land Title Office title search to the

Lands,

(b) if to the City, as follows:

City of NewWestminster

511 Royal Avenue

NewWestminster, BC, V3L 1H9

Attention: Heritage Planner

Any notice or other communication that is delivered is considered to have been given

on the next business day after it is dispatched for delivery. Any notice or other

communication that is sent by registered mail is considered to have been given five days

after the day on which it is mailed at a Canada Post office. If there is an existing or

threatened strike or labour disruption that has caused, or may cause, an interruption in

the mail, any notice or other communication must be delivered until ordinary mail

services is restored or assured. If a party changes it address it must immediately give

notice of its new address to the other party as provided in this section.

4. Interpretation � In this Agreement:

(a) reference to the singular includes a reference to the plural, and vice versa, unless

the context requires otherwise;

(b) article and section headings have been inserted for ease of reference only and

are not to be used in interpreting this Agreement;

(c) reference to a particular numbered section or article is a reference to the

correspondingly numbered section or article of this Agreement;

(d) reference to the �Lands� or to any other parcel of land is a reference also to any

parcel into which those lands are subdivided or consolidated by any means
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(including the removal of interior parcel boundaries) and to each parcel created

by any such subdivision or consolidations;

(e) if a word or expression is defined in this Agreement, other parts of speech and

grammatical forms of the same word or expression have corresponding

meanings;

(f) reference to any enactment includes any regulations, orders, permits or

directives made or issued under the authority of that enactment;

(g) unless otherwise expressly provided, reference to any enactment is a reference

to that enactment as consolidated, revised, amended, re enacted or replaced;

(h) time is of the essence;

(i) all provisions are to be interpreted as always speaking;

(j) reference to a “party” is a reference to a party to this Agreement and to their

respective heirs, executors, successors (including successors in title), trustees,

administrators and receivers;

(k) reference to the City is a reference also to its elected and appointed officials,

officers, employees and agents;

(l) where the word “including” is followed by a list, the contents of the list are not

intended to circumscribe the generality of the expression preceding the word

“including”; and

(m) any act, decision, determination, consideration, opinion, consent or exercise of

discretion by a party or person as provided in this Agreement must be

performed, made, formed or exercised acting reasonably, except that any act,

decision, determination, consideration, consent, opinion or exercise of discretion

that is said to be within the “sole discretion” of a party or person may be

performed, made, formed or exercised by that party or person in the sole,

unfettered and absolute discretion of that party or person.

5. No Waiver � No provision or breach of this Agreement, nor any default, is to be

considered to have been waived or acquiesced to by a party unless the waiver is express

and is in writing by the party. The waiver by a party of any breach by the other party of

any provision, or default, is not to be construed as or constituted a waiver of any further

or other breach of the same or any other provision or default.

6. No Effect on Laws or Powers � This Agreement and the Owners’ contributions,

obligations and agreements set out in this Agreement do not:
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(a) affect or limit the discretion, rights, duties or powers of the City or the Approving

Officer under any enactment or at common law, including in relation to the use,

development, servicing or subdivision of the Lands;

(b) impose on the City or the Approving Officer any legal duty or obligation,

including any duty of care or contractual or other legal duty or obligation, to

enforce this Agreement;

(c) affect or limit any enactment relating to the use, development or subdivision of

the Lands; or

(d) relieve the Owners from complying with any enactment, including in relation to

the use, development, servicing, or subdivision of the Lands.

7. Remedies for Breach � The Owners agree that, without affecting any other rights or

remedies the City may have in respect of any breach of this Agreement, the City is

entitled, in light of the public interest in securing strict performance of this Agreement,

to seek and obtain from the British Columbia Supreme Court a mandatory or prohibitory

injunction, or order for specific performance, in respect of the breach.

8. Binding Effect � This Agreement enures to the benefit of and is binding upon the parties

and their respective heirs, executors, administrators, trustees, receivers and successors

(including successors in title).

9. Covenant Runs With the Lands � Every provision of this Agreement and every obligation

and covenant of the Owners in this Agreement, constitutes a deed and a contractual

obligation, and also a covenant granted by the Owners to the City in accordance with

section 219 of the Land Title Act, and this Agreement burdens the Lands to the extent

provided in this Agreement, and runs with them and binds the Owners’ successors in

title. This Agreement also burdens and runs with every parcel into which the Lands are

consolidated (including by the removal of interior parcel boundaries) or subdivided by

any means, including by subdivision under the Land Title Act or by strata plan or bare

land strata plan under the Strata Property Act.

10. Further Acts � The Owners shall do everything reasonably necessary to give effect to the

intent of this Agreement, including execution of further instruments.

11. Severance � If any part of this Agreement is held to be invalid, illegal or unenforceable

by a court having the jurisdiction to do so, that part is to be considered to have been

severed from the rest of this Agreement and the rest of this Agreement remains in force

unaffected by that holding or by the severance of that part.

12. Amendment � This Agreement may be amended from time to time by agreement

between the Owners and the City. Except as otherwise expressly provided in this



5

C:\Users\Mwatson\Desktop\1935 Eighth Ave No Separate Sale Covenant (June 26, 2019).Docx Jun 27, 2019 2:41 PM/MW

Agreement, amendments to this Agreement must be made by an instrument in writing

duly executed by the Owners and the City.

13. Deed and Contract � By executing and delivering this Agreement each of the parties

intends to create both a new contract and a deed of covenant executed and delivered

under seal.

As evidence of their agreement to be bound by the above terms, the parties each have

executed and delivered this Agreement under seal by executing Part I of the Land Title Act Form

C to which this Agreement is attached and which forms part of this Agreement.
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CONSENT AND PRIORITY AGREEMENT

WHEREAS:

A. [Name of land owner(s)] (the “Owner”) is the registered owner of the land described in

Item 2 of Part 1 of the Land Title Act Form C to which this Agreement is attached and which

forms part of this Agreement (the “Land");

B. The Owner granted [Name of chargeholder] (the “Prior Chargeholder”) a [identify

mortgage or other charge] which was registered against the title to the Land in the New

Westminster Land Title Office under number [insert registration number] (the “Prior Charge”);

C. The Owner granted to the Corporation of the City of New Westminster (the “Subsequent

Chargeholder”) a section 219 covenant which is registered against the title to the Land under

number one less than this Consent and Priority Agreement (the “Subsequent Charge”); and

D. Section 207 of the Land Title Act permits the Prior Chargeholder to grant priority over a

charge to a subsequent chargeholder.

THEREFORE THIS CONSENT AND PRIORITY AGREEMENT WITNESSES THAT IN CONSIDERATION OF

$1.00 AND OTHER GOOD AND VALUABLE CONSIDERATION RECEIVED BY THE PRIOR

CHARGEHOLDER FROM THE SUBSEQUENT CHARGEHOLDER (THE RECEIPT AND SUFFICIENCY OF

WHICH IS HEREBY ACKNOWLEDGED):

1. The Prior Chargeholder hereby consents to the granting and registration of the

Subsequent Charge and the Prior Chargeholder hereby agrees that the Subsequent

Charge shall be binding upon its interest in and to the Land.

2. The Prior Chargeholder hereby grants to the Subsequent Chargeholder priority for the

Subsequent Charge over the Prior Chargeholder’s right, title and interest in and to the

Land, and the Prior Chargeholder does hereby postpone the Prior Charge and all of its

right, title and interest thereunder to the Subsequent Charge as if the Subsequent

Charge had been executed, delivered and registered prior to the execution, delivery and

registration of the Prior Charge.

As evidence of its agreement to be bound by the above terms of this Consent and Priority

Agreement, the Prior Chargeholder has executed and delivered Part 1 of Land Title Act Form C

which is attached hereto and forms part of this Agreement.

END OF DOCUMENT
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THE CORPORATION OF THE CITY OF NEW WESTMINSTER 

BYLAW NO. 7847, 2019 

A bylaw of the Corporation of the City of New Westminster to designate the principal building 
located at 1935 Eighth Avenue as protected heritage property. 

________________________________________________________________________________ 

WHEREAS the Local Government Act, RSBC 2015, c.1 provides Council with authority, by bylaw, to 
designate  real  property,  in  whole  or  in  part,  as  protected  heritage  property,  on  terms  and 
conditions it considers appropriate; 

AND WHEREAS the registered owner of the land located at 1935 Eighth Avenue has entered into a 
heritage revitalization agreement in relation to the principal building currently located on the land 
as authorized by Heritage Revitalization Agreement  (1935 Eighth Avenue) Bylaw No. 7846, 2019 
(the “Heritage Revitalization Agreement”), has  requested  that Council designate  that building as 
protected heritage property,  and has  released  the City  from  any obligation  to  compensate  the 
registered owner for the effect of such designation; 

AND WHEREAS Council  considers  that  the principal building  located at 1935 Eighth Avenue has 
significant heritage value and character and  is a prominent and valued heritage property  in  the 
City;  

AND WHEREAS Council considers that designation of the principal building located at 1935 Eighth 
Avenue  as  protected  heritage  property  under  the  provisions  of  the  Local  Government  Act  is 
necessary and desirable for its conservation;  

NOW  THEREFORE  City  Council  of  the  Corporation  of  the  City  of  New Westminster  enacts  as 
follows: 

1 TITLE 

1. This  Bylaw may  be  cited  for  all  purposes  as  "Heritage  Designation  Bylaw  (1935  Eighth 
Avenue) No. 7847, 2019." 

2 INTERPRETATION 

2. In  this  Bylaw,  the  terms  “heritage  value”,  “heritage  character”  and  “alter”  have  the 
corresponding meanings given to them in the Local Government Act. 

3 DESIGNATION 

3. The principal building  located on that parcel of  land having a civic address of 1935 Eighth 
Avenue,  New Westminster,  British  Columbia,  and  legally  described  as  PID:030‐258‐260 
PARCEL A (BEING A CONSOLIDATION OF LOTS 1 AND 2, SEE CA6308510) SUBURBAN BLOCK 
12 GROUP 1 NEW WESTMINSTER DISTRICT PLAN EPP63684,  shown marked and  labelled 
“Heritage  House  (Retained)”  on  the  site  plan  attached  hereto  as  Schedule  A  (the 
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“Building”) is hereby designated in its entirety as protected heritage property under section 
611 of the Local Government Act of British Columbia. 

4 PROHIBITION 

4. Except as expressly permitted by Section 5 or as authorized by a heritage alteration permit 
issued by  the City, no person  shall undertake any of  the  following actions, nor  cause or 
permit any of the following actions to be undertaken in relation to the Building:  

(a) alter the exterior of the Building;  

(b) make a structural change to the Building including, without limitation, demolition of 
the Building or any structural change resulting in demolition of the Building; 

(c) move the Building; or 

(d) alter, excavate or build on that portion of land upon which the Building is located.  

5 EXEMPTIONS 

5. Despite  Section  4,  the  following  actions may  be  undertaken  in  relation  to  the  Building 
without first obtaining a heritage alteration permit from the City: 

(a) non‐structural renovations or alterations to the interior of the Building that do not 
alter the exterior appearance of the Building; and 

(b) normal  repairs and maintenance  that do not alter  the exterior appearance of  the 
Building. 

6. For  the purpose of  section 5, “normal  repairs” means  the  repair or  replacement of non‐
structural  elements,  components  or  finishing  materials  of  the  Building  with  elements, 
components or finishing materials that are equivalent to those being replaced  in terms of 
heritage character, material composition, colour, dimensions and quality. 

6 MAINTENANCE 

7. The  Building  shall  be  maintained  in  good  repair  in  accordance  with  the  City  of  New 
Westminster Heritage Property Maintenance Standards Bylaw 7971, 2018, as amended or 
replaced  from  time  to  time,  and,  in  the event  that Bylaw No. 7971  is  repealed  and not 
replaced,  the  registered owner  shall  continue  to maintain  the Building  to  the  standards 
that applied under Bylaw No. 7971 immediately prior to its repeal. 

7 HERITAGE ALTERATION PERMITS 

8. Where a heritage alteration permit  is required under  this Bylaw  for a proposed action  in 
relation  to  the  Building,  application  shall  be  made  to  the  City  of  New  Westminster 
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Development  Services  Department,  Planning  Division  in  the  manner  and  on  the  form 
prescribed, and the applicant shall pay the fee imposed by the City for such permit, if any. 

9. City Council, or its authorized delegate, is hereby authorized to: 

(a) issue a heritage alteration permit for situations in which the proposed action would 
be  consistent with  the  heritage  protection  provided  for  the  Building  under  this 
Bylaw and the Heritage Revitalization Agreement; 

(b) withhold the issue of a heritage alteration permit for an action which would not be 
consistent with the heritage protection provided for the Building under this Bylaw 
or the Heritage Revitalization Agreement; 

(c) establish and impose terms, requirements and conditions on the issue of a heritage 
alteration  permit  that  are  considered  to  be  consistent with  the  purpose  of  the 
heritage  protection  of  the  Building  provided  under  this  Bylaw  and  the  Heritage 
Revitalization Agreement; and 

(d) determine whether the terms, requirements and conditions of a heritage alteration 
permit have been met. 

8 RECONSIDERATION BY COUNCIL 

10. An applicant or owner whose application for a heritage alteration permit for alteration of 
the  Building  has  been  considered  by  an  authorized  delegate  may  apply  for  a 
reconsideration of the matter by Council, and such reconsideration shall be without charge 
to the applicant or owner. 

 
GIVEN FIRST READING this    day of    2019. 

 

 

GIVEN SECOND READING    day of    2019. 

 

 

PUBLIC HEARING held this    day of    2019. 
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GIVEN THIRD READING this    day of    2019. 

 

 

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

    day of     2019. 
 
 
 

_________________________________ 
MAYOR 

 
 
 

_________________________________ 
CITY CLERK 
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SCHEDULE A 
 

SITE PLAN 
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Memorandum 
 
To: Mike Watson, Planner                Date: February 5, 2018 
 
From:  Christian Medurecan, Engineering Technologist              File:  PRJ‐006331   
 
Subject:  OFF‐SITE  WORKS  AND  SERVICES  REQUIREMENTS  FOR  1935  Eighth  Avenue  – 

HER00534. 

 
We  are  responding  to  the  application  as  referenced  above  dated  January  12,  2016  for  the 
proposed Heritage Designation and additional Single Detached Dwelling Development. 
 
Please be advised that staff have completed a review of the project and identified the following 
details that will need to be addressed as part of the application. 
 
1. 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. 

 
2. Onsite storm sewer water management will be required to limit the post development flow 

to  pre‐development  flow.  The  onsite  works  shall  be  designed  to  incorporate  green 
infrastructure in accordance with the City’s Integrated Storm Water Management Plan 

 
3. All  existing  trees  are  to  be  protected  in  accordance with  the  City’s  Tree  Protection  and 

Regulation Bylaw No. 7799, 2016 and any trees  identified for removal will need to have a 
permit approved and in place prior to removal.  

 
Provided  you  are  successful  in  obtaining  Council’s  approval  for  the  Heritage  Revitalization 
Agreement  (HRA),  the  Engineering  Department  requirements  under  the  Subdivision  and 
Development Control bylaw include by are not necessarily limited to the following: 
 
1. Submission of  a  reapplication  for  subdivision  for  the  additional  lot  accompanied by  a BC 

Land  Surveyor’s  Proposed  Subdivision  and  Topographic  Survey  Plan.  The  Subdivision 
Application Form can be found on the City’s website under the  ‘Subdivision Process’ or at 
the Engineering Front Counter at City Hall. 

 
2. Payment of a $10,000.00 deposit towards the estimated cost of upgrading, by the City, of 

the  existing  19mm  water  service  connection  in  its  existing  location  on  Eighth  Avenue, 
complete with Brooks box and meter setter at property line to service the existing Lot. 

 
3. Payment of a $10,000.00 deposit towards the estimated cost of installation, by the City, of 

one (1) new 19mm water service connection on Eighth Avenue, complete with a Brooks box 
and meter setter at property line to service the proposed new Lot. 
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4. Payment of a $15,000.00 deposit towards the estimated cost of upgrading, by the City, of 
the  existing  sanitary  sewer  service  connection  in  its  existing  location  and  depth  on 
Twentieth  Street,  complete with  an  inspection  chamber  at  property  line  to  service  the 
existing Lot. 

 
5. Payment of a $15,000.00 deposit towards the estimated cost of installation, by the City, of 

one  (1)  new  100mm  sanitary  sewer  service  connection  on  Eighth  Avenue  at maximum 
depth  available,  complete  with  an  inspection  chamber  at  property  line  to  service  the 
proposed new Lot 

 
6. Payment of a $25,000.00 deposit towards the estimated cost of installation, by the City, of 

one (1) new 150mm storm sewer service connection on Twentieth Street at an approximate 
depth of 1.0m complete with an inspection chamber at property line to service the existing 
Lot. 

 
The on‐site sanitary sewer connections and storm sewer systems (perimeter drainage and roof 
leaders) will need to be fully separated for each lot. Discuss all on‐site service/utility connection 
details with the Development Services, Building and Plumbing Division at (604) 527‐4580. 
 
OFF‐SITE WORKS AND SERVICES 
 
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 addressing all off‐site  servicing 
requirements.  The  off‐site  services  will  be  identified  during  the  detailed  development 
review and will be required prior to issuance of a building permit. These works could include 
but may not be limited to the following generally described servicing: 

 
ROADWORKS 
 
The subject site is bound by Twentieth Street to the west and Eighth Avenue to the south. 
According  to  the  City’s Master  Transportation  Plan  (MTP),  Twentieth  Street  and  Eighth 
Avenue are classified as City collector roads. 

 
Twentieth Street 

 
7.1. Reconstruction of  the  Twentieth  Street  frontage  complete with new  sidewalk,  curb 

and  gutter,  street  furniture,  street  lighting,  underground  electrical  and 
telecommunication  servicing.  Twentieth  Street  shall  be  reconstructed  up  to  road 
centerline based on the following minimums: 

 

 Reconstruction of  the existing  road  structure  shall be based on  the analysis of a 
Benkelman Beam Test, or other approved method, carried out on the existing road 
which  is to be upgraded.  If the test results are proven satisfactory, the minimum 
requirement shall be a mill and overlay 

 1.8m wide sidewalk clear of obstructions 
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 Removal of the existing driveway letdown 

 Removal of existing fencing and retaining walls within the City right of way 
 

Eighth Avenue 
 
7.2. Reconstruction of the Eighth Avenue frontage complete with new sidewalk, curb and 

gutter, street furniture, street lighting, underground electrical and telecommunication 
servicing. Eighth Avenue  shall be  reconstructed up  to  road  centerline based on  the 
following minimums: 

 

 Reconstruction of  the existing  road  structure  shall be based on  the analysis of a 
Benkelman Beam Test, or other approved method, carried out on the existing road 
which  is to be upgraded.  If the test results are proven satisfactory, the minimum 
requirement shall be a mill and overlay 

 1.8m wide sidewalk clear of obstructions 

 Installation of a new shared driveway letdown 

 Removal of existing fencing and retaining walls within the City right of way  
 

Corner Truncations 
 
7.3. The City will be requiring a 3.0m x 3.0m truncation at the corner of Twentieth Street 

and Eighth Avenue 
 
UNDERGROUND UTILITIES 
 

Electrical and Telecommunication 
 
7.4. All costs associated with the design and conversion of the existing overhead electrical 

and  telecommunication  utilities  on  the  roadways  adjacent  to  the  site  with  an 
underground system  for the development. Please contact Arne Hannula  in the City’s 
Electrical  Operations  Department  at  (604)  524‐4531  for  electrical  and  City 
communication  servicing  details.  Contact  Telus  and  Shaw  directly  for 
telecommunication details. 

 
STREET LIGHTING 
 
7.5. Roadway  lighting  for all street  frontages shall be provided  for safety and to produce 

accurate and  comfortable night  time visibility using energy efficient  lighting  such as 
LED.  Design  of  roadway  lighting  shall  be  in  accordance  with  the  City  of  New 
Westminster  Design  Criteria  Section  6  and  the  MMCD  (Platinum  Edition)  Design 
Guidelines Section 6.0 Roadway Lighting for (LED). 
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BOULEVARD TREES 
 
7.6. The existing hedging along Twentieth Street and Eighth Avenue will need to be pruned 

in such a way that it does not obstruct site lines for vehicles. Contact Matthew Pilfold 
(604) 527‐4625 prior to any pruning work commencing. 

 
8. The preparation of detailed design drawings by a qualified Professional Engineer for the off‐

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

 

 Roadworks  

 Storm drainage collection facilities 

 Sanitary sewer collection facilities 

 Water distribution facilities 

 Street lighting plans 

 Boulevard preparation for trees, irrigation and drainage 

 Topographical and lot grading plans 

 Erosion and sediment control plans 

 Electrical power supply and distribution facilities  

 Telecommunication servicing plans 

 Gas facilities 
 
9. Under  the Works and Services Agreement with  the City,  the developer must address  the 

following requirements: 
 

9.1. 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 Constructed” 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. 

 
9.2. The developer will be required to post a security deposit for 120% of the estimated 

construction cost of  the off‐site servicing works  including 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.  

 
10. Final  approval  of  the  Subdivision  Application  will  be  considered  upon  the  satisfactory 

completion of requirements including, but not necessarily limited to the following: 
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10.1. Payment of applicable Subdivision Application Fees for the first parcel created by the 
subdivision. 

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

$1.830.00 plus Tax. 
 
10.3. Payment  of  four  percent  (4%)  of  the  estimated  construction  costs  to  cover 

engineering and administrative costs incurred by the City. 
 
10.4. Under  the Works  and  Services Agreement  the developer will be  required  to pay a 

deposit of $5,000.00 to cover any charges for emergency works and signage. 
 
10.5. Signing of a latecomer waiver clause. 
 
10.6. Payment of  applicable Greater Vancouver  Sewerage & Drainage District  (GVS&DD) 

Development  Cost  Charges  in  accordance  with  Bylaw  No.  254,  2010  for  each 
additional lot created. 

 
10.7. Payment of applicable New Westminster Development Cost Charges  in accordance 

with Bylaw 7311, 2009 and amendments for each additional lot created. 
 
10.8. Payment  of  applicable  School  Site  Acquisition  charges  in  accordance  with  School 

District #40 Capital Bylaw No. 2008‐1 for each additional lot created. 
 
10.9. Certificate  that  all  taxes  on  the  subdivided  land  have  been  paid  and where  local 

improvement  taxes,  rates  or  assessments  are  payable  by  installments,  that  all 
installments owing at the date of certification have been paid. 

 
10.10. Submission  of  a  suitable  reciprocal  access  easement  for  a  joint  driveway  shared 

between  the  two  properties.  The City  shall  be  party  to  the  easement  such  that  it 
cannot be discharged without the City’s consent. 

 
10.11. Submission  of  any  easement  or  right  of  way  documents  required  by  the  City  in 

relation to the proposed development. 
 
Should  you  have  any  further  questions  or  concerns  please  do  not  hesitate  to  contact me 
directly at (604) 636‐4463. 
 
Thank you, 
 
 
 
Christian Medurecan, CTech, CPWI‐2, BC‐CESCL   
Engineering Technologist 
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cc  J. Lowrie, Director of Engineering Services 
E. Wat, Manager Infrastructure Planning 

  C. Dobrescu, Utilities and Special Projects Engineer 
  G. Otieno, Infrastructure Engineer 
  f. Jin, Transportation Technologist 
  E. Mashig, Manager Horticulture and Parks and Open Space Planning 
  A. Hannula, Manager, Electrical Engineering Design & Planning 
  J. Krevs, Building Official 
  M. Pilfold, Acting Senior Arborist 
   
 
 



R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 7/8/2019 

From: Emilie K Adin, MCIP 

Director of Development Services 

File: PAR01360 

Item #: 38/2019 

Subject: 435 Canfor Avenue: Industrial Warehouse Proposal - Preliminary 

Application Review 

RECOMMENDATION 

THAT the Land Use and Planning Committee instruct staff to include the information 

contained in this report, and any other feedback from LUPC and staff in the 

preliminary application review letter to the applicant. 

EXECUTIVE SUMMARY 

The applicant has submitted a preliminary application review (PAR) inquiry for a proposed 

industrial warehouse development located at 435 Canfor Avenue in the Brunette Creek 

neighbourhood. 

Should this PAR inquiry for 435 Canfor Avenue proceed to a formal application stage, a 

Development Permit application would be required to regulate the form and character of the 

proposed project. Staff is seeking general feedback regarding the proposals from the Land 

Use and Planning Committee (LUPC). 

1. PURPOSE

The purpose of this report is to seek preliminary feedback from the LUPC on the preliminary 

application review for the subject site. 

Item 7
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2. POLICY AND REGULATIONS 

 

2.1 Official Community Plan Land Use Designation 

 

The site is designated as (I) Industrial  in the Official Community Plan (QCP).  The Plan 
describes this designation as follows: 

 

Purpose:  To allow industrial uses including heavy and light industrial uses and those 

industrial uses that are dependent on riverfront access.  Large  sites with this 

designation should be preserved for large scale or land intensive uses and as such, 

subdivision is discouraged.  

 

Principal Forms and Uses:  Industrial 

 

Complementary Uses:  Residential uses ancillary to the business on these properties 

(i.e. caretaker units), utilities, transportation corridors, parks, open space, and 

community facilities. 

 

Heritage Assets:  Creative reuse of heritage assets is encouraged. 

 
The proposal is consistent with the intent of the Industrial land use designation and therefore, 

no Official Community Plan (OCP) amendment would be required for this proposal. 

  

2.2 Development Permit Area Designation 

 

The site is designated as part of Industrial Employment Lands Development Permit Area 6.4.  

This Development Permit Area has been created in order to protect and allow the 

intensification of New Westminster’s industrial land base with the following purposes:  

 

 Establishment of objectives for the form and character of industrial development,  

 Protection of the natural environment, its ecosystems and biological diversity (as 
outlined in the Justification section of the OCP schedule), and 

 Establishment of objectives to promote energy conservation (as outlined in the 
Justification section of the OCP schedule). 

 

The site is located within an area subject to flooding.  The OCP recognizes the need for a 

new Flood Hazard Development Permit Area that clearly outlines the expectations for new 

development in the floodplain; however, one has not been created yet.  The project would 

have to comply with the Provincial and Federal flood plain regulations where the minimum 

floor elevation must be at or above the flood plan which is at 5.2 metres G.S.C. (Geodetic 

Survey of Canada) (17.0 feet), which approximately 1.2 metres to 1.5 metres (3.93 fee t to 

4.92 feet) above the natural existing grade of the site.  The site has existing elevations 

ranging from 2.75 metres to 4.75 metres (9.02 feet to 15.58 feet). 
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The applicant is proposing to meet the required 5.2 metre G.S.C. minimum floor elevation 

standard for the flood plain for the proposed building. 

 

Weblink to the Industrial Employment Lands Development Permit Area 6.4 design 

guidelines: 
 

https://www.newwestcity.ca/database/files/library/DPAs___6.4_Industrial.pdf  

 

2.3 Zoning Bylaw  

 

The site is zoned Heavy Industrial Districts (M-2) and the intent of this district is to allow 

heavy industrial uses.  The occupancy of this site would have to conform to the permitted 

uses as identified in the M-2 zoning description.  

 

The proposed industrial warehouse use is consistent with the M-2 zoning regulations.   

 

3. BACKGROUND 

 

3.1 Site Characteristics and Context 

 

The City-owned site at 435 Canfor Avenue is currently vacant and is located within the 

Brunette Creek neighbourhood at the east end of the city.  The site is irregular in shape with 

an area of 0.852 hectares (2.10 acres) and is located adjacent to the diking system to the 

south.  The site is surrounding by industrial development on all three sides (north, east, 

west), with all properties located within the Heavy Industrial Districts (M-2).  There is an 

existing warehousing business to the north, service station to the east, gypsum recycling 

business and gravel parking lot to the east. 

 

The site ranges in elevation from 3.4 metres G.S.C. (Geodetic Survey Canada) to 4.3 metres 

G.S.C. (11.15 feet to 14.1 feet) in area from east to west.  

 

A portion of the subject site is located within a dike reserve which is under future 

consideration of a dike by the City. 
 

4. PROJECT DESCRIPTION 

 

4.1 Project Description 

 

The applicant proposes to construct a new single storey industrial warehouse building with a 

single storey office use on the subject site.  The proposed building would have a total  gross 

floor area of 1,737.3 sq.m. (18,700 sq.ft.) and lot coverage of 20.4% (see Attachment 1 – 

Preliminary Project Drawings).   

 

https://www.newwestcity.ca/database/files/library/DPAs___6.4_Industrial.pdf
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The applicant is proposing surface staff and visitor parking in front of the office space which 

would front onto the land which is over top of the Dike.  The off-street parking for 

commercial trucks would be located onsite to the south.  There would be a single driveway 

access located midway along the lane. 

 
The applicant is proposing 24 off-street parking spaces including 7 small car and two 

disabled persons spaces.  The off-street loading would consist of 11 loading docks and one 

loading bay.   

 

Amenity features would consist of an outdoor patio and plaza, including onsite landscaping 

primarily along the property frontage.  Decorative features such as trellises, large feature 

boulder, bench, and picnic table would be located in close proximity to the property frontage.  

There would also be delineated pedestrian walkways onsite including a public accessible 

multi-use pathway.  Short term bicycle parking is proposed; however, there is no indication 

of any long term bicycle parking.  Staff would work with the applicant, should a formal 

application be submitted, to identify an area for long term bicycle parking. 

 

4.2 Project Statistics  

 

Below is a table outline the site statistics for the proposed industrial development based on 
the preliminary architectural design drawing submission. 

 

Zoning  Heavy Industrial Districts (M-2) 

Site Area 0.852 hectares (2.10 acres) 

Attributes  Required  

(M-2 Zone) 

Proposed  

Ground Floor Area 

Warehouse 
Office 

Total Building Floor Area 

n/a  

1,374.92 sq.m. (14,800 sq.ft.)  
362.31 sq.m. (3,900 sq.ft.) 

1,737.3 sq.m. (18,700 sq.ft.) 

Site Coverage  n/a 20.4% 

Setbacks 

Front Yard (east) 

Rear Yard (west) 

Side Yard (north) 

Side Yard (south) 

 

 
n/a 

n/a 

n/a 

n/a 

 
8.1 metres (26.6 feet) 

4.0 metres (13.1 feet) 

1.2 metres (4.0 feet) 

91.04 metres (298.7 feet) 
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Off- Street Parking  

Warehouse 

Office 

Total 

 

 

15 spaces 

8 spaces 

23 spaces 

 

 

15 spaces 

9 spaces 

24 spaces 

Off-Street Loading 1 space 1 spaces 

Bicycle Parking  

Long Term  

Short Term 

 

2 

0 

 

0 

4 

 Permitted   

Building Height  n/a 7.92 metres (26 feet) 

 

5. DISCUSSION  

 

The following discussion is based on the current understanding of the land exchange 

agreement and preliminary application submission package provided by the applicant. 
 

5.1    Development Permit Area Guidelines 

 

The proposed project is being evaluated against the Industrial Employment Land 

Development Permit Area 6.4 form and character design guidelines.  The DPA is designated 

in order to protect and allow the intensification of New Westminster’s industrial land base.  

The proposed site layout, building form, and architectural expression is generally in 

compliance with the specified guidelines with the exception of the parking being provided 

behind the building.   

 

The applicant has provided a Design Rationale on how the project meets the design 

guidelines of the DPA 6.4.  The Design Rationale is attached to this report as Attachment 2.   

 

Following the submission of a formal application, staff would work further with the 
applicant to ensure the building massing, articulation, orientation, parking, landscaping and 

other relevant form and character features meet the design principles and best practice in 

regards to urban design in comparison with the Industrial Employment Lands Development 

Permit Area 6.4 design guidelines.  Some preliminary comments are provided in the 

following section.  

 

5.2 Urban Design  

 

The site design includes one main industrial warehouse building with an office component 

located at the front of the property which would have direct exposure from the two Canfor 

Avenue and lane street frontages.  The proposed building would be 7.92 metres (26 feet) in  



City of New Westminster July 8, 2019 6 

 

Agenda Item 38/2019 

height and approximately 87.55 metres (287.23 feet) in length with a width varying from 

21.95 metres (72.01 feet) for the warehouse portion and 15.49 metres (50.82 feet) for the 

office portion. 

 

The proposed massing of the building would be consistent with the surrounding industrial 
developments.  The design guidelines allow for a maximum height of 19.8 metres (85 feet) 

or six-storeys and the proposed height of the building is within this range at 7.92 metres (26 

feet).  The building would account for only 20.4% of the total site area. 

 

The building exterior façade design would be a combination of tilt-up concrete panels, 

decorative metal cladding for columns, aluminum composite panel canopies, spandrel 

glazing and recessed wall panels (see Attachment 2 - Design Rational).  In the design 

rationale, the applicant has indicated that natural lighting would be provided by using 

clearstory windows on the south and east elevation for maximum sunlight exposure during 

peak morning and afternoon hours.  

 

The applicant is proposing to construct a patio and plaza area for the project.  This area 

would include a picnic table, bench, and a large feature boulder and be located at the front of 

the office building along Canfor Avenue.  The applicant has submitted preliminary landscape 

plans which indicate a variety of species and landscape features for the proposed 
development.   

 

The applicant has taken into consideration the connection between the private and public 

realm (i.e. multi-use pathway) in their proposal; however, the details of the proposed 

statutory right of way including pedestrian permeability throughout the site would be 

examined further at the formal application stage.   

 

Through this preliminary design review stage, consideration was given to the provide 

parking at the rear of the site; however, due to the irregular shape of the site, driveway 

orientation, and active commercial vehicle movement, the applicant has indicated that the 

proposed parking in front of the building is required for functionality and security. 

 

5.3 Site Vehicle Access 

 

A full Transportation Study is not required with the full Development Permit application.  
Information on site access and truck turning templates would be required at the formal 

application stage.  This is to ensure there are no conflicts between the trucks utilizing the 

loading docks, truck parking area, and parking area for staff and for visitor parking. 
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5.4 Garbage and Recycling 

 

The preliminary project drawings do not indicate an area designated for the garbage and 

recycling receptacles.  Garbage and recycling collection must be accommodated onsite and 

the location of this would be finalized through the formal Development Permit application 
review stage. 

 

5.5 Crime Prevention Through Environmental Design (CPTED) 

 

The DPA 6.4 design guidelines indicate that new developments must enhance personal 

safety and security through building siting, orientation and design.  A CPTED analysis 

would be required at the formal application stage which should outline the use of the CPTED 

strategies in the proposed design, including but not limited to open space. 

 

5.6 Servicing  

 

The proposed project would require servicing upgrades for the site which is regulated by the 

Subdivision and Development Servicing Bylaw. 

 

A copy of the Engineering Servicing Memorandum is attached as Attachment 3 to this 
report.  

 

5.7     Tree Protection and Replacement 

 

A Tree Preservation Report has been submitted by an Arborist as part of the Tree Permit 

application review process.  Currently, nine of eleven Pine trees at the Canfor Avenue end of 

the property are proposed for retention. There are seven Cottonwood trees and several offsite 

coniferous trees at the south west end of the property of which it is unknown at this time 

whether they are to be removed or retained. Further information from the applicant would be 

required regarding protected trees as part of a formal application.  There are thirteen 

replacement trees proposed for this property. Staff would work with the applicant to retain as 

many trees as possible and ensure compliance with the Tree Bylaw requirements.  Staff 

would also ensure that the appropriate landscape species are proposed. 

 

5.8    Environment  

 

Riparian Area  

 

A portion of the site is located along the Dike reserve and within the Riparian Protection 

Zone (RPZ) of Brunette River.  The standard RPZ setback requirement is 30 metres, subject 

to a site assessment by a qualified environmental professional.  The current site plan 

indicates a riparian area setback of 24.5 metres (80.38 feet).  The applicant is proposing 

urban frontage improvements such as paved parking, landscape species and features, and a 
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multi-use pathway within this area. A Riparian Area assessment from a qualified 

environmental professional would be required as part of the formal submission of the 

Development Permit application.  Depending on the recommendations outlined within this 

assessment, there may be changes to the site plan and design (with input from the New 

Westminster Design Panel).  Staff would work with the applicant through the development 
review process on this item. 

 

Diking System 

 

The City Floodplain Management Strategy Feasibility Plan (2011) proposed a diking system 

along the Brunette River corridor. The dike crest elevation will be approximately 5.2m 

G.S.C. (Geodetic Survey Canada) (17.06 feet). The dike reserve area within the 24.5 metres 

(80.38 feet) riparian set back area will be allocated for future dike construction.  As noted 

above, a portion of the subject site is located within a dike reserve for future consideration of 

a dike by the City.  

 

5.9    Brunette Fraser Regional Greenway / Multi -Use Pathway 

 

The site is located adjacent to the future Brunette Fraser Regional Greenway (BFRG).  New 

Westminster’s Riverfront stretches through local parks, industrial zones and commercial 
areas and forms an integral part of the Brunette Fraser River Greenway (BFRG).  The BFRG 

is a joint project of Metro Vancouver, Burnaby and New Westminster.  Once complete, it 

will connect New Westminster Quay to Burnaby Mountain and Downtown Vancouver and 

eventually to the broader regional trail system. 

 

The applicant is proposing to provide a Statutory Right of Way for the BFRG along the 

property frontage and to construct a multi-use pathway satisfactory to the City along the 

property frontage from Canfor Avenue to the main driveway.  As part of the formal 

application, the applicant would need to confirm that the required 4.0 metres (13.12 feet) 

Statutory Right of Way (SROW) for the BFRG along the Canfor Avenue and lane frontages 

would be correctly located to account for the dike reserve and riparian area setback.  The 

design guidelines for the section of the greenway located along the west side of the Brunette 

River are not developed yet. 

 

6.0 CONSULTATION  
 

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

would be required to undertake public consultation as part of the Development Permit 

application process. Consultation would likely include a presentation to the Sapperton 

Residents Association, presentation to the New Westminster Design Panel and a report to 

City Council. 
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7.0 REVIEW PROCESS  

 

Any feedback from the LUPC, the information from this report, and feedback from staff will 

be incorporated into a PAR letter that will be forwarded to the applicant. Should the 

applicant decide to submit a formal application, the proposed project will be reviewed in 
accordance with the City’s Development Permit application review process. 

 

8.0 INTERDEPARTMENTAL LIAISON 

 

The City has a project team-based approach for reviewing development applications. A staff-

led project team has conducted an initial review of the proposal and will continue with a 

more detailed review if the proponent proceeds with submitting a formal application. 

 

9.0 FEEDBACK FROM LAND USE AND PLANNING COMMITTEE (LUPC) 

 

Staff is seeking general feedback in relation to this application which would be incorporated 

into the preliminary application review letter to the applicant. 

 

10.0 OPTIONS 

 

The following two options are offered for consideration of the LUPC: 

 

1. That the Land Use and Planning Committee instruct staff to include the information 

contained in this report, and any other feedback from LUPC and staff in the 

preliminary 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: Preliminary Project Drawings 

Attachment 2: Design Rational  

Attachment 3: Engineering Servicing Memorandum 

 

 

This report has been prepared by: 

Hardev Gill, Planning Technician 
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This report was reviewed by: 

Jackie Teed, Manager of Planning 

 

 

 
   

 

  

For: 

Emilie K Adin, MCIP 

Director of Development Services 
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PROJECT   OVERVIEW

Hercules An Essential Provincial Service Provider in New Westminster B.C. 

History 

Hercules Forwarding has operated a terminal in New West for nine years. Prior to that, 

early operations were conducted from Port Coquitlam for ten years and from Burnaby from 

1985 to 2009. The pending land exchange and relocation of operations from Spruce St. to 

Canfor Ave. is being made to accommodate the City of New Westminster’s need for Spruce St. 

site to construct infrastructure for the new regional energy facility, and the concurrent 

expansion of the Skytrain Sapperton station with a new stair access to the adjacent community.

Hercules is a transportation company that specializes in cross border trucking between 

Canada and the U.S. The company holds special licenses for customs brokerage of products 

coming into B.C. from the U.S. This license also allows for transportation and warehousing of 

cargo for other shippers that lack such authority to move their products across borders or to 

better serve a Canadian citizen/end user trying to import thru an authorized freight enterprise.

Products that are likely to arrive in the Province on a Hercules truck may include both 

building products destined for the new hospital project and healthcare products coming into 

the local medical care community. 

As such, Hercules should be considered as an essential service supplier to the region.

Location: 

The site is located near the major intersection Canfor Avenue and Braid Ave, fronting Canfor 

Ave.to the south, existing industrial complex to the east and partially developed properties to 

the west and north. 

The overall site is an irregular shaped lot, with grades ranging from +3.00 m to +5.22 m at the 

West corner of site. Brunette creek is running with vegetation on both sides about 70 feet away 

from the south property line.  

Transportation / traffic 

The main vehicular entrance is located approximate middle of this irregular lot, to preserve 

existing large trees at the north end.  There will be 24 passenger parking spaces and truck 

storage in the fenced property.   

The current configuration of Canfor Ave and the access road to the site presents truck access 

constraints and we are offering mitigation measures to realign the curb and access road 

widening for the restricted cross turning movements.



The anticipated truck traffic volume is low:  Concurrent semitruck arrivals and departures likely 

occur less than daily, probably 23 times per week.  

The regular line drivers for Hercules will be trained about safety procedures and there will be 

onsite exit signage which directs the driver to proceed out only as far as a full, unimpeded 

turning movement is visually confirmed. 

 Also, there will be little to no truck turns to the service road from Northbound Canfor Ave. due 

to the regular dispatch routes. 

Project Description:  

The proposed development is a single storey warehouse, with a single storey office use with 

surface parking for cars and trucks. The warehouse portion has a floor plate of approx.18700 sf 

and the office use approx.3,900 sf.

The location of the office building is close to the landscaped plaza connect to the newly created 

multipurpose walkway and bike path.  The corner entrance of the office is oriented 

perpendicular to the front Plaza.  A curved metal cladding canopy with big overhang creates a 

street friendly presence.  

A private patio with southern exposure is provided for staff’s amenity.  

Bike racks located near the front entrance, pay homage to considerations for urban mobility . 

Connectivity requirements have resulted in creating a cohesive and functional complex 

providing pedestrian, vehicular and servicing movement by designing thoughtful landscaped 

interfaces from Canfor Ave.  

There is a Service walkway/ Exit designed towards Vulcan St on the West, too. 

The Form and Character:  

The proposed complex reflects form and character of an industrial development and the long 

warehouse has a 26’ height which is competitive to adjacent complex and helps proportionate 

the length and massing of proposed building. 

The large loading areas are at the back of building, away from entrances to maintain street

edge presence.

The building exterior façade is a combination of tiltup concrete panels, decorative metal 

cladding for columns, aluminum composite panel canopies, spandrel glazing and recessed wall 

panels.   



Internally, the office buildings provide accessible washroom, accessible hallways and common 

washrooms.  

The warehouse has 11 truck loading docks and 1 drivein loading bay.  

Natural lighting is brought in using clearstory windows on the east elevation. In office, glazing’s 

are maximised, increasing the efficiencies of air conditioning and providing optimum lighting for 

typical daily office environments. 

ACCESSIBILITY: 

Power assisted doors shall be located at the main entrances. Signage/directory shall be located 

conveniently and at building entrances. 

All areas shall be wheelchair accessible.  Curb letdowns are located near designated Accessible 

parking stalls, plus an alternative accessible parking stall close to the multiuse path way.   All 

pedestrian linkages and access to the complex are clearly defined.    

Key Sustainability consideration 

This industrial building is not intended to be LEED accredited but will be targeting LEED and 

Build Green design initiatives.  

The building design intends to use the latest in technology and design principles to reduce the 

use of potable water, reduce storm water runoff, promote water and energy efficiency, 

minimize heatisland effect, light pollution and improve indoor environmental quality. 

CPTED strategies  

The developer is committed to the (CPTED) built environment strategies, natural surveillance, 

natural access control and natural territorial reinforcement, they are incorporated in the 

original design phase of facility planning for this development. 
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Memorandum 

To: Hardev Gill, Planning Technician Date: July 2, 2019 

From: Christian Medurecan, Engineering Technologist File:  PRJ009023

Subject: OFFSITE WORKS AND SERVICES REQUIREMENTS FOR 435 CANFOR AVENUE – 

PAR01360. 

We are responding to the application as referenced above dated May 22, 2019 for the

proposed Trucking Facility and Warehouse Development.  

Please be advised that staff have completed a high level preapplication review of the project 

and identified the following detailed that will need to be addressed as part of this application: 

1. The applicant shall, at a minimum, be aware of, or familiarize themselves with the following

documents and plans:

Subdivision and Development Control Bylaw

Tree Protection and Regulation Bylaw

Erosion and Sediment Control Bylaw

Master Transportation Plan

Riparian Protection Bylaw

2. Provision of an assessment report, by a qualified environmental professional (QEP), to

determine the setbacks and protection measures required for the riparian area. The

setbacks and protection measures shall be accurately identified on the design drawings and

supporting landscaping drawings.

3. Provision of design drawings and supporting landscaping drawings accurately identifying the

Flood Protection Dyke System / Brunette Fraser Regional Greenway setback (approximately

24.5m from the Brunette River top of bank). Be advised that no permanent structures other

than the pedestrian / public realm and vehicle driveway entrance will be permitted within

the setback area.

4. Provision of a suitably sized onsite Oil and Grit Separator for the treatment of onsite storm

water prior to discharging into the City’s storm sewer system.

5. 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 meet the requirements outlined in the Bylaw.
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6. Onsite storm sewer water management will be required to limit the post development flow 

to predevelopment flow. The onsite works shall be designed to incorporate green 

infrastructure in accordance with the City’s Integrated Storm Water Management Plan.

7. All existing trees are to be protected in accordance with the City’s Tree protection and 

Regulation Bylaw No. 7799, 2016 and any trees identified for removal will need to have a 

permit approved and in place prior to removal. 

8. The property is located within a designated floodplain area and no areas suitable for 

habitation may be constructed with a bottom of wooden floor system or top of concrete 

pad elevation lower than an elevation of 5.20m Geodetic Survey of Canada Datum the 

“Flood Construction Level” (FCL). We require a letter from a qualified Professional 

Geotechnical Engineer certifying that the site can be safely used for the intended use. 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 

Development Services Department. 

9. Geotechnical consideration should be given to the constructability and phasing of the 

development with respect to proposed servicing. A geotechnical engineer’s report will be 

required to identify and address offsite preparation requirements for the satisfactory 

performance of all roads, sidewalks, underground utilities and other offsite servicing 

improvements. At the completion of the site preparation, the geotechnical engineer will be 

required to certify the offsite works and services can be built within the tolerances outlined 

in the Master Municipal Specifications and the Subdivision and Development Control Bylaw 

for the designated design life of the infrastructure. 

10. Provision of any road dedications and statutory right of ways that may be required along all 

frontages to meet the capacity, functionality and design objectives for all modes of 

transportation in the City including access to the proposed development. This shall be 

confirmed through a complete review of a full application with required technical 

information, studies and analysis. At a minimum, the City will be requiring, but not 

necessarily limited to the following: 

Statutory right of way along the southern property line for the ‘future flood protection 

dyke system and Brunette Fraser Regional Greenway’ 

11. Payment of a flat fee in the amount of $5,500.00 plus GST for capping at the main, by the 

City, of all existing sewer and water service connections not for reuse. 

ON-SITE

12. The onsite transportation services shall include, but are not necessarily limited to the 

following:
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Site Entrance 

12.1. Provision of onsite roadway lighting illuminating the site entrance to produce

accurate and comfortable nighttime visibility

Vehicle Parking 

12.2. All parking needs must be accommodated onsite and in accordance with the Zoning 

Bylaw requirements and specifications 

12.3. A fully accessible passageway from the accessible parking spaces to the building is 

required including appropriate curb cuts that are functional and will not become 

blocked by parked vehicles 

12.4. Electric Vehicle Readiness is recommended 

12.5. Any proposed reductions in parking are to be outlined with rationale provided and 

associated Travel Demand Management measures identified 

12.6. All visitor and accessible parking spaces, and any application of small car and car 

share spaces shall be documented and shown on the plans 

Bicycle Parking 

12.7. All bicycle parking must be accommodated onsite and in accordance with the 

Zoning Bylaw requirements and specifications 

12.8. Bicycle parking shall be located at convenient and accessible locations on the site, 

end of trip facilities are recommended to promote active transportation modes of 

travel  

12.9. Shortterm bicycle parking shall be conveniently located and not encroach onto 

sidewalks, pedestrian pathways and doorways 

Loading and Waste Management 

12.10. All loading needs must be accommodated onsite and in accordance with the Zoning 

Bylaw requirements and specifications 

12.11. Recycling and garbage collection shall be accommodated onsite. Storage of 

recycling or garbage bins within the City roadway for an extended period of time will

not be supported. 
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Travel Demand Management (TDM) 

12.12. Consideration of a variety of progressive TDM initiatives and measures that will 

reduce reliance on private vehicles

OFF-SITE WORKS AND SERVICES 

13. 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 addressing all offsite servicing 

requirements. The offsite services will be identified during the detailed development 

review and will be required prior to issuance of a Building Permit. These works could include 

but may not be limited to the following generally described servicing: 

ROAD WORKS 

The subject site is bounded by Canfor Avenue to the south and a Vulcan Street to the north. 

According to the City’s Master Transportation Plan (MTP), Canfor Avenue and Vulcan Street 

classified as a local roads. 

Vulcan Street 

13.1. Reconstruction of the Vulcan Street frontage complete with new barrier curb and 

gutter, boulevard landscaping and underground electrical and telecommunication 

servicing.  

Access Lane / Brunette Fraser Regional Greenway 

13.2. Reconstruction of the Access Lane frontage complete with new extruded asphalt 

curb and multiuse pathway. The Access Lane shall be reconstructed in its entirety 

from Canfor Avenue up to west side of the site access based on the following 

minimums: 

Reconstruction of the existing road structure shall be based on the analysis of a 

Benkelman Beam Test, or other approved method, carried out on the existing 

road which is to be upgraded. If the test results are proven satisfactory, the 

minimum requirement shall be a mill and overlay 

Extruded asphalt curb along the north side only 

Lane Letdown at Canfor Avenue 

3.0m wide unobstructed multiuse pathway through the subject property 

connecting Canfor Avenue and the proposed site access 

Letdown where the multiuse pathway meets the proposed site access 
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Canfor Avenue / Brunette Fraser Regional Greenway  

13.3. Reconstruction of the Canfor Avenue frontage complete with new sidewalk, multi

use pathway, curb and gutter, landscaping, street lighting, underground electrical 

and telecommunication servicing. The Canfor Avenue frontage shall be 

reconstructed up to road centerline based on the following minimums: 

Reconstruction of the existing road structure shall be based on the analysis of a 

Benkelman Beam Test, or other approved method, carried out on the existing 

road which is to be upgraded. If the test results are proven satisfactory, the 

minimum requirement shall be a mill and overlay 

1.50m wide unobstructed sidewalk along the west side of Canfor Avenue 

connecting the end of sidewalk on the north side with the end of sidewalk at the 

bridge 

Barrier curb and gutter along the west side of Canfor Avenue connecting the end 

of curb and gutter on the north side and the curb and gutter at the bridge  

3.0m wide unobstructed multiuse pathway  

Vehicle Site Access and Circulation 

13.4. All proposed vehicular access for the development shall be from Access Lane and 

no closer than 15m from the adjoining intersection. 

13.5. All vehicle access requirements shall meet City Bylaw specifications 

13.6. Provision of turning templates for the largest proposed vehicle ingress and egress 

of the site, as well as height clearances along the Lane  

13.7. Provision of additional turning templates depicting travel paths for SU9 vehicles 

approaching in both directions concurrently to/ from Canfor Avenue and the Access 

Lane. This information shall be used to determine the required pavement widths 

and identify any addition impacts to adjacent trees and the existing fire hydrant.  

13.8. Identification of the existing trees along the river side of the Access Lane on the 

design drawings so that the proximity of the turning vehicles and trees can be 

properly assessed 

UNDERGROUND UTILITIES 

Water 

13.9. Provision of an adequate single water service connection for the development 

satisfying the fire and domestic demands complete with a suitable water meter 

with backflow protection. Size and location to be determined by the Developer’s 

consulting engineer and approved by the City.  
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Sanitary 

13.10. Provision of an adequate single sanitary sewer service connection for the 

development 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.  

Storm 

13.11. Provision of an adequate single storm sewer service connection for the 

development 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.   

Electrical and Telecommunication 

13.12. All costs associated with the design and construction of underground electrical and 

Telecommunication servicing for the development. Please contact BC Hydro, Telus 

and Shaw directly for servicing details. 

13.13. City communication conduit shall be provided in accordance with the City’s 

Intelligent City Design requirements as it pertains to the Fiber Optic Network and 

Street Lighting Design. For further information, please contact Phil Kotyk, Fiber 

Network Operations Manager at (604) 5274641. 

13.14. All costs associated with the design and construction of gas servicing for the 

development. Please contact Fortis BC directly for servicing details. 

13.15. All third party utility construction drawings shall include the Civil Design Drawings 

base plan and must be submitted to the City’s Engineering Services Division for 

review and approval. The Developer’s consulting engineer shall ensure that the 

design of all third party utilities have been coordinated with the Civil Design 

Drawings. Coordination of the drawings must be completed prior to issuance of the 

Works and Services Agreement. 

STREET LIGHTING 

13.16. Roadway lighting for the Canfor Avenue and Vulcan Street frontages shall be 

provided and/or upgraded for safety and to produce accurate and comfortable 

night time visibility using energy efficient lighting such as LED. Design of roadway 

lighting shall be in accordance with the City of New Westminster Design Criteria 

Section 6 and the MMCD (Platinum Edition) Design Guidelines Section 6.0 Roadway 

Lighting (for LED). 
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14. 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  

Boulevard preparation for trees, irrigation and drainage

Topographical and lot grading plans

Erosion and sediment control plans 

Electrical power supply and distribution facilities 

Telecommunication servicing plans 

Gas facilities 

12. Under the Works and Services Agreement with the City, the Developer must address the 

following requirements: 

12.1. 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 Constructed” 

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. 

12.2. The Developer will be required to post a security deposit for 120% of the estimated 

construction cost of the offsite servicing works including 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 offsite 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.

13. The following payments and deposits shall be paid at the time of execution of the Works 

and Services Agreement: 

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

currently $1,830.00 plus tax; 

13.2. Payment of four percent (4%) of the estimated construction costs to cover 

engineering and administrative costs incurred by the City; 
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13.3. Under the Works and Services Agreement the Developer will be required to pay a 

$5,000.00 deposit to cover any charges for emergency works and signage. 

14. Signing of a latecomer waiver clause. 

15. Submission of any easement or right of way documents required by the City in relation to 

the proposed development. 

16. The following charges shall be paid at the time of Building Permit Issuance: 

16.1. Payment of applicable Greater Vancouver Sewerage & Drainage District (GVS&DD) 

Development Cost Charges in accordance with Bylaw 187, 1996 and amendments. 

16.2. Payment of applicable New Westminster Development Cost Charges in accordance 

with Bylaw 7311, 2009 and amendments. 

16.3. Payment of applicable School Site Acquisition charges in accordance with School 

District #40 Capital Bylaw No. 20081.

16.4. Payment of applicable Regional Transportation Development Cost Charges in 

accordance with Bylaw No. 1242018. (Effective January 15, 2020)

The above noted information is provided as a preliminary review of the project application 

which is intended to provide a very high level overview of the expected servicing requirements. 

By accepting these preliminary comments the Developer agrees to release, indemnify and save 

the City harmless from any liability, cost or expense of any kind arising from further revisions, 

changes or modifications.

Should you have any further questions or concerns please do not hesitate to contact me 

directly at (604) 6364463. 

Thank you,

Christian Medurecan, CTech, CPWI2, BCCESCL

Engineering Technologist 

cc J. Lowrie, Director of Engineering Services 

E. Wat, Manager, Infrastructure Planning 

 C. Dobrescu, Utilities and Special Projects Engineer

 G. Otieno, Infrastructure Engineer 

 L. Leblanc, Manager, Transportation 

 C. Edward, Transportation Planning Analyst 

 E. Mashig, Manager Horticulture and Parks and Open Space Planning 

 A. Hannula, Manager, Electrical Engineering Design & Planning 

 P. Kotyk, Fiber Network Operations Manager 

 J. Krevs, Building Official   
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