
Notice is hereby given of the following meeting: 

REGULAR MEETING OF THE 

LAND USE AND PLANNING COMMITTEE 

October 1, 2018 at 1:30 p.m. 

Committee Room 2, City Hall 

AGENDA 

ADDITIONS / DELETIONS TO THE AGENDA 

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

ADOPTION OF MINUTES 

1. Adoption of the Minutes of September 17, 2018 LUPC Meeting

PRESENTATIONS 

2. No Items

UNFINISHED BUSINESS 

3. No Items

REPORTS FOR ACTION 

4. 811 Carnarvon Street and 64, 66 and 70 Eighth Street: Preliminary Application

Review for 120 Room Hotel and 45 Storey Residential Tower

5. 1209 - 1217 Eighth Avenue: Rezoning and Development Permit Applications for

22-Unit Infill Townhouse Project - Preliminary Report

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

6. No Items

NEW BUSINESS 

7. No Items
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October 1, 2018 Meeting 

CORRESPONDENCE 

8. No Items

NEXT MEETING 

Monday, November 19, 2018 

ADJOURNMENT 
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 10/1/2018 

From: Emilie K Adin, MCIP 

Director of Development Services 

File: PAR01273 

Item #: 37/2018 

Subject: 811 Carnarvon Street and 64, 66 and 70 Eighth Street: Preliminary 

Application Review for 120 Room Hotel and 45 Storey Residential 

Tower 

RECOMMENDATION 

THAT the Land Use and Planning Committee endorse the eleven staff 

recommendations listed in Section 8 of this report and that staff include those 

recommendations and other feedback from LUPC in the pre-application review letter 

to the applicant. 

EXECUTIVE SUMMARY 

The applicant has submitted a pre-application review (PAR) for a 45-storey (437 foot/ 

133.2 metre) residential tower at the corner of Eighth Avenue and Agnes Street with  

ground-oriented townhomes at the base and an eight storey (88.9 foot /27.1 metre), 120 room 

hotel fronting on Carnarvon Street.  Should this PAR proceed to a formal application, the 

proponent would need to submit Rezoning and Development Permit applications to enable 

approvals for the project. 

Staff is seeking specific feedback related to: 

 pedestrian and vehicular access to the site;

 the tower separation from the proposed towers at 811 Agnes Street and 813 Carnarvon

Street;

 the height of the tower;

Item 4
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 consideration of the hotel as an amenity for the purposes of allowing density and
building height above policy maximums and for determining the VAC; and

 the number of parking spaces.

1. PURPOSE

The purpose of this report is to seek preliminary feedback from the Land Use and Planning 

Committee in regards to this pre-application development inquiry. 

2. POLICY AND REGULATIONS

2.1 Official Community Plan 

Land Use Designation 

The site of the proposed project falls within the Mixed Use High Density Designation within 

the Downtown Community Plan.   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 proposed development is generally consistent with the intent of the Mixed Use High 

Density Land Use Designation in the Downtown Community Plan.  

Economic Development Policy 

The Economy and Employment section of the OCP includes a policy which strives to “Foster 

a strong tourism sector with a focus on The Riverfront, cultural amenities and historic 

assets.”  A hotel would support such a policy. 

The Downtown Community Plan within the OCP contains a number of polices related to 
economic development and growth in the Downtown.  One of those policies directs the City 

to “Foster the Downtown as a tourist destination” and, specifically to “Promote the 

development of tourism support services (e.g., tours, accommodation).” 

The Draft Economic Development Plan (currently in process) also includes policies to 

support tourism accommodation facilities. 
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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) 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 Downtown. SDPs function similarly 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. SDPs can be issued by the Director of Development 

Services. 

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.   It also includes a 

separation guideline for buildings seven storeys or taller than 27 metres/ 88.6 feet. 

The subject site is located within 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. 
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2.4 Zoning Bylaw 

The site is currently zoned Downtown Mixed Use Districts (High Density) (C– 4) which 

permits a mixed use building with a height of 80 feet (24.4 metres) and a total FSR of 5.2. 

Residential development is limited to 3.0 FSR.  

The proposed project would not comply with the current zoning of the site, so a rezoning is 

required. 

Density Bonus Amenity Phase 2 Council Policy 

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

has a residential Floor Space Ratio of 3.0 and a commercial Floor Space Ratio of 2.0. The 

Density Bonus Amenity Zoning Phase 2 Council Policy supports a rezoning of this site to C– 

4(DB). The rezoning allows Council to consider a higher height and a shift in the mix of 

floor space toward a greater proportion of residential.  A mixed use high density project on a 

site zoned C-4(DB) would be allowed to have a maximum residential FSR of 5.2 and a 

maximum height of 240 feet (73.15 metres). Section 9 of the Policy provides a mechanism to 

allow consideration of unique and exceptional circumstances under which densities and 
heights above Policy maximums may be acceptable. 

The City does not currently have a mixed use residential zone with an FSR of 7.86 that 

incorporates the required density bonus provisions. A Comprehensive Development Zoning 

Schedule would need to be developed to allow formal consideration of this application.  

2.5 Family-Friendly Housing Bylaw and Design Guidelines 

To meet City requirements, the project would need to provide a minimum of 30% two and 

three bedroom units within the proposed development, of which, 10% or more of the overall 

number of units would need to contain three or more bedrooms. The proposal meets this 

requirement. 

3. BACKGROUND

3.1 Site Characteristics and Context 

The subject site is located within the Tower Precinct of Downtown. A site context map is 

attached in Appendix A.  The site is adjacent to Agnes, Victoria, Blackie, Carnarvon and 

Eighth Streets.  The site is currently used for a variety of service commercial type uses 

(automobile glass repair, computer repair, food service), retail uses (dollar store and pawn 

shop) and a place of worship. 
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The site slopes steeply from the high point (24 metres/ 79 feet) at the north-east corner of the 

site (corner of Agnes and Eighth Streets) to the low point of the site (7 metres/23 feet) at the 

south-west corner. The grade change is approximately 17 metres (56 feet) from the high to 

low point. 

The site is located in close proximity to the Anvil Centre.  From the corner of Carnarvon 

Street and Eighth Street it is approximately 130 metres (427 feet) to the Anvil Centre.   

To the south of the site is Carnarvon Street, which is identified as a local collector and 

designated as an enhanced pedestrian street in the Downtown Community Plan. Carnarvon 

Street would be part of a future greenway/bike route. Across Carnarvon Street is the access 

to the New Westminster SkyTrain Station and the Plaza 88 development which is zoned 

Central Business Districts (Restricted) (C - 4C) and has an FSR of 6.79 with four residential 

towers ranging in height from 32 to 41 storeys. 

To the northeast of the site, across Eighth Street, which is a designated arterial, are a two-

storey restaurant and the main campus of Douglas College. Eighth Street is part of the 

frequent transit network.  To the northwest, across Agnes Street, which is designated in the 

Downtown Community Plan as a local street, is a vacant property.   

To the west across Blackie Street, which is designated as a laneway/narrow street in the 

Downtown Community Plan and has a width of 10 metres (33 feet), are several properties 

with a mix of light industrial and service commercial type uses, including automobile service 

and repair.  The block also includes the existing Downtown off-leash dog park as well as the 

city-owned property at 824 Agnes Street, formerly owned by the Chinese Benevolent 

Association (CBA).   The portion of the block across Blackie Street is split in two by 

Victoria Street, which is designated as a laneway/narrow street in the Downtown Community 

Plan and has a dedicated width of 10 metres (33 feet).  Two development proposals on these 

portions of the block are described in more detail in the following section of this report, 

“Adjacent Development Potential.”   

3.2  Adjacent Development Potential  

In general, the Downtown Community Plan (DCP) contemplates mixed use high density 

development on the surrounding area.  As mentioned in the site characteristics and context 

section of this report, there are two development proposals immediately adjacent to this site 

across Blackie Street: 

813 Carnarvon Street 

This project recently received zoning adoption.  The project includes 204 market rate strata 

units in a 32 storey residential building; 66 secured non-market rental units in the three 
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storey podium and a separate eight storey building and 5,040 sq. ft. (468 sq. m.) of 

commercial space in the podium.  The total FSR is 8.53.   

810 Agnes Street 

An application has been received for a 29 storey residential tower with 222 residential units 

directly across Blackie Street from the subject site.   The massing of the building would 

transition downward to a park space on the City owned property at 824 Agnes Street, which 

was formerly owned by the Chinese Benevolent Association (CBA).  The total proposed 

FSR is 7.2. 

It is proposed that Victoria Street, which would run between these two projects and be open 

to the new park on the former CBA site at 824 Agnes Street, would be upgraded and 

enhanced as a mews with special paving, street trees, bollards and townhouses.     

3.3 Proximity to Transit 

Transit Facility Distance 

SkyTrain Station 

(New Westminster SkyTrain Station) 

60 metres (200 feet) 

Frequent Transit Network (Eighth Street) 0 metres (0 feet) – Adjacent to 

the site 

The site is within a reasonable walking distance of both rapid and frequent transit. 

4. PROJECT DESCRIPTION

4.1 Project Description 

The proposal is comprised of a 45-storey (437 foot/ 133.2 metre) residential tower at the 

corner of Eighth Avenue and Agnes Street with ground-oriented townhomes at its base and 

an eight storey (88.9 foot /27.1 metre), 120 room hotel fronting on Carnarvon Street. The 

tower and townhomes include 454 residential units.  The proposed total FSR for the project 

is 7.86, with 1.57 constituting the hotel and a residential FSR of 6.29.  The applicant 

proposes 321 underground parking spaces in a parkade accessed from a vehicle/drive court 

off of Blackie Street. 

The preliminary drawings package and other supporting documentation are attached as 
Appendix B to this report. 

A formal submission for this proposal would require a Rezoning Application and 

Development Permit applications. 
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4.2 Project Statistics 

Proposed Project Data 

Existing Site Area (gross for 

six parcels plus Blackie Street 

ROW)* 

4852 square metres 

(52,225 sq. ft.) 

Floor Space Ratio 

 Overall 

 Hotel 

 Residential 

7.86 FSR 

1.57 

6.29 

Height Hotel: 8 storeys  (88.9 

ft./27.1 m. at midblock) 

Tower: 45 storeys (437 

ft./133.2 m.) 

Residential Units 454 units -  Total 

320 – 1BR 

  82 -  2BR 

  52 – 3BR 

Hotel 120 rooms 

Off-Street Parking 

 Overall 

321 spaces 

Bicycle Parking No information 

provided 

* The area of Blackie Street is included in the site area of the project, thus providing a

more accurate portrayal of the FSR and the massing of the project.  The legal means by 

which the site area of Blackie Street may be included in the FSR of the project (e.g. air 

space parcel, closure and sale of a portion of Blackie Street) would need to be 

determined through the development review process.  

5. DISCUSSION

5.1 Design Guidelines and Building Massing 

The Downtown Building and Public Realm Design Guidelines and Master Plan includes a 

number of guidelines and provisions to ensure that new development enhances the public 

realm in Downtown.  Some key provisions of the Guidelines and Master Plan and their 

application to this proposal follows: 
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Tower Separation 

The Downtown Building and Public Realm Design Guidelines and Master Plan include a 

tower separation policy for buildings seven storeys or taller than 27 metres/ 88.6 feet which 
states: 

27 m separation will provide a comfortable separation distance between 

towers in terms of residential privacy and will improve natural light at street 

level. In no case shall separation distance between towers be less than 24 m. 

The distance between this project’s proposed residential tower and the residential tower 

proposed at 810 Agnes Street is approximately 23 metres.  The distance between the 

proposed 8 storey hotel and the tower to be built at 813 Carnarvon Street is 10.8 metres with 

a portion of the property line adjacent to a public open space which will be created as part of 

this project.   The adjacency to the public open space will allow for enhanced views from the 

tower and significantly greater access to sunlight than would be possible if a seven storey 
building (which was not subject to the tower separation guidelines) were built on this site.     

Staff recommends that the tower separation to 810 Agnes Street be increased to at least 24 

metres and that care should be given to the placement of rooms and spaces and architectural 

features in/on the tower to minimize privacy issues between residents in the two towers.  

Staff recommends that, because the hotel only slightly exceeds the 7 storey trigger of the 

tower separation guideline and much of the interface between the tower at 813 Carnarvon 

Street and the hotel is a public open space, alternative methods of meeting the intent of the 

tower separation guideline (such as stepped setbacks along the property line, the placement 

of rooms and spaces and architectural features in/on the hotel to minimize privacy issues 

between the two buildings) be explored. 

Tower Height 

Under the Density Bonus Amenity Phase 2 Council Policy, a mixed use high density project 

on a site zoned C-4(DB) would be allowed to have a maximum height of 240 feet (73.15 

metres, about 13 storeys).  As currently proposed, this project has a height of 437 feet (133.2 

metres). Section 9 of the Policy provides a mechanism to allow consideration of unique and 

exceptional circumstances under which building heights above this policy maximum may be 

acceptable.  Evaluation of the proposed tower height should take into consideration a number 

of factors, including the Zoning Bylaw regulations, surrounding context, views and 

benefits/amenities to the City of the project supported by any additional density.    

In general, the heights of buildings in the downtown are regulated within the Zoning Bylaw, 

which allows for the tallest buildings to be constructed adjacent to the Fraser River at up to 
290 feet/88.4 metres.  As one steps back from the river and up the hill, the maximum 
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permitted building heights drop rapidly with maximum heights along Columbia Street 

ranging between 60 – 120 feet/18.3 – 36.6 metres and to approximately 40 feet/12.2 metres 

along Royal Avenue.  For this site, the existing zoning allows for buildings of 60 – 80 

feet/18.3 -24.4 metres, depending upon location on the site.   

For comparison, there is a range of building heights in the vicinity of the proposal. To the 

south of the site, across Carnarvon Street is the Plaza 88 development, which will have four 

residential towers ranging in height from 32 to 41 storeys.  To the west is a site developed 

with three residential towers (the Hyack at 838 Agnes Street, the Fraser at 55 Tenth Street 

and the Royal at 828 Agnes Street), with building height ranging from 14 to 16 storeys.  To 

the north of the site, across Agnes Street, are two 15 storey towers.   

On the same block as the proposal are two projects, which are still under development. One 

is 810 Agnes Street (under development review and includes development of a City park and 

other public amenities on an adjacent site), which is proposed to be 29 storeys (294 feet/89.6 

metres).  A second is 813 Carnarvon Street (has received Council approval, but is not yet 

constructed and includes 66 secured non market rental units), which will be 32 storeys (302 

feet/ 92 metres). 

For additional comparison, the tallest towers currently approved in New Westminster are the 

two towers within the Bosa Development at 720 Quayside Drive.  Those towers are 53 

storeys (578 feet) and 43 storeys (480 feet).  This project includes the dedication and 

improvement of significant public open space along the Fraser River. 

As proposed, the 437 foot (133.2 metre) tower would be the third tallest in Downtown, 

though it would appear the tallest as it would be located uphill from the 720 Quayside Drive 

site at the riverfront.  As noted, the subject development proposal includes a hotel, which 

would be a significant economic asset to the City.  The inclusion of the hotel would 

constitute a unique and exceptional circumstance under which densities and height above 

policy maximums (FSR of 5.2 and building height of 240 feet/73.15 metres) could 

reasonably be considered.  

Staff recommends that the inclusion proposed hotel, which is strongly supported by City 
policies, justifies consideration of density and height above policy maximums. 

Staff recommends that the height of the tower be further evaluated based upon view impacts 

from adjacent properties and the results of an analysis to be completed by the City’s Land 

Economist Consultant, which will explore the value of the hotel as an amenity to the City in 

comparison to the value of the additional height and density permitted for the project.  
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5.2  Density Bonusing and the Voluntary Amenity Contribution 

A negotiated Voluntary Amenity Contribution (VAC) would be considered as a part of the 

rezoning. This would involve a financial analysis of the proposal by the City’s Land 
Economist Consultant.  In determining an appropriate VAC, a value must be determined for 

the residential floor area above the base FSR of 3.0 and a value must be placed on the 

inclusion of a hotel as an amenity.  Further, under Section 9 of the Density Bonus Policy, a 

determination must be made that the inclusion of a hotel in this project constitutes a unique 

and exceptional circumstance under which densities and heights above Policy maximums 

(FSR of 5.2 and a maximum height of 240 feet/73.15 metres)  is acceptable. 

Staff recommends that the hotel should be considered an amenity for the purposes of 

determining an appropriate VAC for the project. 

5.3  Streetscapes 

Blackie Street is anticipated to be a strong pedestrian desire line from Agnes Street to 

Carnarvon Street to the New Westminster SkyTrain Station. The Downtown Building and 

Public Realm Design Guidelines and Master Plan identify Blackie and Victoria Streets as 

“Pedestrian Connectors” and anticipate consideration of ground treatment, wall art and 

overhead lighting. This project’s facades facing Blackie and Victoria Street need to be 

complementary or consistent with what is proposed along those streets by the projects at 813 

Carnarvon Street and 810 Agnes Street.  Given the amount of pedestrian activity desired 
along Victoria and Blackie Street, there may be opportunity to animate these frontages 

further and avoid sections of blank walls.   

Given the information submitted for this Pre-application Review, the proposed form and 

massing of the development appears to generally conform to the intent of the guidelines. 

Refinements and enhancements to the general design and revisions to massing, height, and 

finishes may be required to ensure optimization of the pedestrian experience along all of the 

building facades. 

Staff recommends that particular care and attention be paid to the design, finishing and 

pedestrian orientation of each of the sides of this project.  Each street sur rounding this 

project – Eighth, Agnes, Blackie, Victoria and Carnarvon – needs to be treated as an 
important pedestrian thoroughfare.    

Carnarvon Street 

The pedestrian environment along this block of Carnarvon is negatively impacted by several 

driveways in the vicinity of this project.  The impact of having cars exiting and entering 

Blackie Street at this location from this project as well as the proposed towers at 813 

Carnarvon Street and 810 Agnes Street will need to be analyzed. 
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Staff recommends that a transportation analysis be completed to better understand the 

impact on both the pedestrian environment and traffic flow on Carnarvon Street of vehicles 

entering and exiting Blackie Street. 

Victoria Street 

The projects at 813 Carnarvon and at 811 Agnes Street treat Victoria Street as a pedestrian 

mews and include enhanced paving, street trees, bollards and townhouses to treat Victoria 

Street.  This project builds upon these enhancements by adding public open space at the 

intersection of Victoria and Blackie Streets and by providing a pedestrian way through the 

project to provide a connection to Eighth Street.  The impact of having the hotel loading 

area, the drive court and the parkade entrance in close proximity to the pedestrian way will 

need to be closely analyzed. 

Staff recommends that a transportation analysis of the vehicular movements from the hotel 

loading area, the drive court and the parkade on the pedestrian environment along Victoria 
and Blackie Street be completed. 

Blackie Street 

Utilities and, in particular, a gas main along and underneath Blackie Street may impact the 

design of the parkade (both the number of spaces and the entrance) and the drive court.  The 

loss of parking spaces is exacerbated by the high water table in the area, which makes 

construction of lower levels in the parkade quite expensive. Potential relocation of this gas 

line could create efficiencies in the parkade design, resulting in an increase in the number of 

parking spaces. 

Staff recommends that consideration be given to relocating the gas main and any other 
utilities under Blackie Street, while retaining the street’s vehicular and pedestrian functions.  

Eighth Street 

Eighth Street is part of the frequent transit network and is also designated to have an on-

street bike way.  This project proposes adding pedestrian crosswalks and creating a full 

intersection on Eighth Street at Victoria Street. 

Staff recommends that a transportation analysis of adding a full intersection and crosswalks 

on Eighth Street at Victoria Street be completed. 

Given the information submitted for this Pre-application Review, the proposed form and 
massing of the development appears to generally conform to the intent of the guidelines. 

Refinements and enhancements to the general design and revisions to massing, height, and 
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finishes may be required to ensure optimization of the pedestrian experience along all of the 

building facades.   

5.4 Parking 

The 454 units proposed within the residential component of the project would require 546 

parking spaces including 45 visitor spaces.  The 120 room hotel would require 96 parking 

spaces for a total of 642 spaces for the project.   The proposal provides for 321 spaces or 

50% below the number of required spaces.  The project qualifies for the 5% reduction due to 

proximity to the New Westminster SkyTrain Station.  Subsequent submissions should 

provide a rationale for a reduction to the required parking, consider further incentives for 

parking reductions within the Zoning Bylaw, and/or provide additional parking. 

There is no provision and/or description of bike parking indicated in the proposal. 

Subsequent submissions will require bicycle parking. 

Staff recommends that in the formal submission the applicant provide a rationale for a 

reduction to the required parking, consider incentives for parking reduction within the 

Zoning Bylaw and/or provide additional vehicular parking and bicycle parking.  

6. CONSULTATION

Should the proponent proceed with a formal application, they would be required to undertake 

public engagement as per the City’s process for Development Permit and Rezoning 

applications which includes a presentation to the Downtown Residents Association, a 

developer-led Open House, and presentation to City Advisory Committees (New 

Westminster Design Panel, Advisory Planning Commission).  

7. REVIEW PROCESS

Feedback from the LUPC will be incorporated into a formal Pre-application Review Letter 

which will be provided to the applicant. The Pre-application letter would also outline the 

application requirements from other City departments.   

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

Staff is seeking support from LUPC on the following recommendations: 

1. Staff recommends that the tower separation to 810 Agnes Street be increased to at

least 24 metres and that care should be given to the placement of rooms and spaces

and architectural features in/on the tower hotel to minimize privacy issues between

residents in the two towers.
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2. Staff recommends that, because the hotel only slightly exceeds the  7 storey trigger of

the tower separation guideline and much of the interface between the tower at 813

Carnarvon Street and the hotel project is a public open space, alternative methods of

meeting the intent of the tower separation guideline (such as stepped setbacks along
the property line, the placement of rooms and spaces and architectural features in/on

the hotel to minimize privacy issues between the two buildings) be explored.

3. Staff recommends that the inclusion of the proposed hotel, which is strong ly supported

by City policies, justifies consideration of density and height above policy maximums.

4. Staff recommends that the height of the tower be further evaluated based upon view

impacts from adjacent properties and the results of an analysis to be co mpleted by the

City’s Land Economist Consultant, which will explore the value of the hotel as an

amenity to the City in comparison to the value of the additional height and density

permitted for the project.

5. Staff recommends that the hotel should be considered an amenity for the purposes of

determining an appropriate VAC for the project.

6. Staff recommends that particular care and attention be paid to the design, finishing

and pedestrian orientation of each of the sides of this project.  Each street

surrounding this project – Eighth, Agnes, Blackie, Victoria and Carnarvon – needs to

be treated as an important pedestrian thoroughfare.

7. Staff recommends that a transportation analysis be completed to better understand the

impact on both the pedestrian environment and traffic flow on Carnarvon Street of

vehicles entering and exiting Blackie Street.

8. Staff recommends that a transportation analysis of the vehicular movements from the

hotel loading area, the drive court and the parkade on the pedestrian environ ment

along Victoria and Blackie Street be completed.

9. Staff recommends that consideration be given to relocating the gas main and any

other utilities under Blackie Street, while retaining the street’s vehicular and

pedestrian functions.

10. Staff recommends that a transportation analysis of adding a full intersection and

crosswalks on Eighth Street at Victoria Street be completed.

11. Staff recommends that in the formal submission the applicant provide a rationale for

a reduction to the required parking, consider incentives for parking reduction within

the Zoning Bylaw and/or provide additional vehicular parking and bicycle parking.
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9. INTERDEPARTMENTAL LIAISON

The City has a project-based team approach for reviewing development applications. A staff-

led project team has conducted an initial review of the proposal.  

10. OPTIONS

The following options are offered for consideration of the LUPC: 

1. That the Land Use and Planning Committee endorse the eleven staff recommendations

listed in Section 8 of this report and that staff include those recommendations and other

feedback from LUPC in the pre-application review letter to the applicant; or

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

Staff recommends Option 1. 

ATTACHMENTS 

Appendix A: Context Map 

Appendix B: Pre-Application Package 

This report has been prepared by: 

Bob Sokol, Planning Consultant 

This report was reviewed by: 

Jackie Teed, Manager of Planning 

Emilie K Adin, MCIP 

Director of Development Services 
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Pre-Application Package 
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 10/1/2018 

From: Emilie K Adin, MCIP 

Director of Development Services 

File: REZ00158, 

DP000753 

Item #: 43/2018 

Subject: 1209 - 1217 Eighth Avenue: Rezoning and Development Permit 

Applications for 22-Unit Infill Townhouse Project - Preliminary Report 

RECOMMENDATION 

THAT the Land Use and Planning Committee endorse the staff recommendations as 

summarized in Section 8 of this report, and recommend that staff cont inue to work 

with the applicant to refine the project design; and 

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

Rezoning and Development Permit applications as outlined in Section 7 of this report, 

and forward this report to Council for information. 

EXECUTIVE SUMMARY 

Rezoning and Development Permit applications have been received to facilitate the 

construction of a 22-unit, ground-oriented townhouse development for five properties 

located at 1209-1217 Eighth Avenue. The development is proposed to consist of two- and 

three-storey townhouse units spread across four buildings, with an overall Floor Space Ratio 

(FSR) of 1.00. 

The applicant previously submitted a Pre-Application Review (PAR) inquiry for this 

proposal, which was reviewed by the Land Use and Planning Committee (LUPC) on May 7, 

2018. 

Item 5
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1. PURPOSE

The Rezoning and Development Permit applications would enable the development of 22 

infill townhouse units on the subject site. 

2. POLICY AND REGULATIONS

2.1 Official Community Plan 

The subject properties are designated (RGO) Residential – Ground Oriented Infill Housing, 

which is described, in part, as follows: 

Purpose: To allow a mix of ground oriented infill housing forms which are 

complementary to the existing neighbourhood character. Generally forms with a 

higher number of units are expected to be located on larger properties. Units can be 

attached, detached or a combination of the two.  

Principal Forms and Uses: Single detached dwellings, single detached dwellings on a 

compact lot, duplexes, triplexes, quadraplexes, cluster houses, townhouses, 

rowhouses and other equivalent ground oriented housing forms. Lots with single 
detached dwellings may also include a secondary suite  and/or a detached accessory 

dwelling unit.  

The proposed development is consistent with the intent of the RGO land use designation and 

therefore, no Official Community Plan (OCP) amendment would be required for this 

proposed development. 

2.2 Development Permit Area 

The subject site is located within the Ground Oriented Housing Development Permit Area 

(DPA 1.2) and is subject to DPA 1.3 (Infill Townhouses and Rowhouses), which encourages 

small scale infill projects that are complementary to the existing single detached dwelling 

context through appropriate building form, scale, and location. A Development Permit is 
required for the proposed development, which will be reviewed concurrently with the 

Rezoning application. 

2.3 Zoning Bylaw 

The subject properties are currently zoned Neighbourhood Single Detached Residential 

 (NR-1), and would need to be rezoned to support the proposed development. The 

development is proposed to be in general conformance with the Infill Townhouse and 

Rowhouse Residential (RT) zone; however, the applicant is proposing a total FSR of 1.00 
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above grade. As such, Comprehensive Development (CD) zoning would be utilized, should 

the proposed development be supported. 

2.4 Family-Friendly Housing Policy 

As per the City’s Family-Friendly Housing Policy, the development would be required to 

provide a minimum of 30% two and three bedroom units, of which at least 10% of the 

overall number of units would need to contain three or more bedrooms. Based on the 

applicant’s submission, all of the proposed units would have at least two bedrooms, and 20 

out of the 22 proposed units (91%) would have a minimum of three bedrooms, far exceeding 

the minimum requirements. 

3. BACKGROUND

3.1 Pre-Application Review 

The applicant previously submitted a Pre-Application Review (PAR) inquiry for the 

proposed project, which was reviewed by the LUPC on May 7, 2018. The LUPC was 

generally supportive of the project and provided the following comments:  

 The number of units in the development is not an issue; however, the transition,

greenery, and number of parking stalls may need further consideration;

 Further detail on the treatment of the transition into the surrounding single family

neighbourhood would be useful;

 Further detail on the height and appearance of the proposed greenery when viewed

from the street context would be useful;

 It would be important to consider the impacts of the request for additional parking and

how this would affect the outdoor space in the development;

 It would be important to consider the impacts of the lane access to parking – and

subsequent potential increase in vehicles on the lane – on the neighbours; and

 Consideration of the family-oriented nature of the development and a space for

children to interact would be beneficial for this project.

The applicant has made some revisions to the proposal prior to submission of formal 

Rezoning application. These revisions are further discussed in Section 5 below. 

3.2 Site Characteristics and Context 

The subject site, consisting of five lots, is located in the West End neighbourhood on Eighth 
Avenue between Twelfth Street and Thirteenth Street. The properties have an approximate 
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combined total area of 2,697 sq. m. (29,035 sq. ft.) and slope down toward Eighth Avenue. 

The lots currently contain single detached dwellings.  

The subject site is predominantly surrounded by other single detached dwellings, including a 

newly constructed house on the adjacent property to the west. There is also a duplex 
dwelling to the south across Eighth Avenue. Beyond the single detached residential property 

to the east (1207 Eighth Avenue) are three properties zoned Community Commercial 

(Medium Rise) (C-2A) that are currently occupied by one-storey commercial buildings. 

These commercial lots and 1207 Eighth Avenue are designated (ML) Mixed Use – Low Rise 

in the OCP, and a rezoning proposal for a four-storey mixed use building could be 

considered on these lots. A site context map is included in this report as Attachment 1.  

4. PROJECT DESCRIPTION

4.1 Project Description 

The proposed development consists of 22 ground-oriented infill townhouse units. The 

proposed units are in four buildings ranging in height from two to three storeys, each of 

which run parallel to Eighth Avenue. There is also a proposed central courtyard that runs 

horizontally across the site. Plans indicate an overall density of 1.00 FSR above grade. 
Individual townhouse units range from approximately 91.8 sq. m. (988 sq. ft.) to 134.7 sq. m. 

(1,450 sq. ft.). 

The applicant is proposing a total of 25 off-street parking spaces that are either accessed 

directly off of the lane or located within a surface parking area with access also from the 

lane. These parking stalls include 22 resident spaces and three visitor spaces, of which two 

are designated as accessible. The applicant’s rationale letter and proposed architectural and 

landscape drawings are included as Attachments 2 and 3. 

4.2 Project Statistics: 

Permitted / Required if 

Under RT Zoning 
Proposed 

Existing Site Area (gross) - 2,697 sq. m. (29,035 sq. ft.) 

Site Frontage - 67.07 m. (220.05 ft.) 

Average Lot Depth - 40.24 m. (132.01 ft.) 

Floor Space Ratio 

 Overall 

 Above Grade 

 Basement 

1.00 FSR 
0.85 FSR 

0.15 FSR 

1.00 FSR 
1.00 FSR 

0.00 FSR 

Building Height 10.67 m. (35 ft.) 9.75 m. (32 ft.) 
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Residential Units - 22 units 

Unit Mix and Family-

Friendly Housing 

2 and 3 bedroom units: 

Minimum 30% 

3 or more bedroom units: 

Minimum 10% 

1 bedroom units: 0 (0%) 

2 bedroom units: 2 (9%) 

3 bedroom units: 9 (41%) 

3 bedroom + den units: 11 (50%) 

Off-Street Parking 

 Overall 

 Resident 

 Visitor 

Bicycle Parking 

25 spaces (2 accessible) 

22 spaces 

3 spaces 

22 spaces 

25 spaces (2 accessible) 

22 spaces 

3 spaces 

0 spaces 

5. DISCUSSION

5.1 Adjacent Development Potential  

The property located directly to the west of the subject site (1219 Eighth Avenue) is 

currently zoned Neighbourhood Single Detached Residential (NR-1). A new single detached 

dwelling was recently constructed on this site and, as such, the current proposal does not 

include this property. In the future, this lot could be developed under the (RGO) Residential 

– Ground Oriented Infill Housing land use designation with the potential to accommodate

different forms of infill housing. 

The property located directly to the east of the subject site (1207 Eighth Avenue) contains a 

single detached dwelling built in 1938. This site has not been included in the current 

proposal as it, along with the three abutting properties fronting Twelfth Street, are designated 

(ML) Mixed Use – Low Rise, and a low rise building could be considered in the future on 

these lots. In view of this, some flexibility to the design guidelines has been considered for 

the eastern portion of the site, such as massing and front setback. 

5.2 Proposed Density and Raising of Rear Buildings 

The Infill Townhouse and Rowhouse Residential (RT) zone allows for an above grade FSR 

of 0.85 and a basement FSR of 0.15. However, the applicant is proposing to change this 

density distribution so that the overall 1.00 FSR is all above grade. This would facilitate the 

proposed raising of the two rear buildings along the lane (Buildings 3 and 4) by 0.6 m. (2 ft.), 

as shown in the site sections and building elevations (Attachment 3).  

The applicant indicates that, especially for the interior units with no side windows and since 

vehicles are proposed to be parked along the rear of the two buildings, raising the buildings 

would provide better natural lighting for the ground level by allowing the depth of the 

window wells to be reduced (Attachment 2). 
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It should be noted that the change in the above grade FSR does not meet the intent of the RT 

zoning density regulations in terms of limiting the above grade massing. Therefore, the 

applicant’s request will be a site-specific consideration, which would allow staff an 

opportunity to evaluate the outcome as part of the review of the Infill Housing Program. 

Since the raised buildings would still meet the maximum permitted building height 

requirement, and impact to the streetscape along Eighth Avenue is not anticipated, staff 

considers the applicant’s request to be reasonable for this specific site. 

5.3 Design Guidelines 

The form and massing of the development appear to be generally consistent with the intent 

of the guidelines. However, staff will be evaluating the proposal against the design 

guidelines under DPA 1.3 (Infill Townhouses and Rowhouses) in detail, and will work with 

the applicant to address any necessary changes and to refine the project design. Since the 

PAR stage, the applicant has made some adjustments to the rear Building 3 by converting the 

end unit closest to the westerly property line from three storeys to two storeys (similar to 

Building 1) toward adequate transition to the adjacent new single detached dwelling. 

Since current plans show proposed rooftop decks for the two-storey end units, staff 
recommends that particular care and consideration be given to optimizing privacy and 

minimizing overlook, especially for neighbouring properties. 

While some trees are proposed between the rear buildings and the off -street parking spaces, 

staff recommends that the potential to further reduce the visual impact of parked vehicles be 

explored. 

5.4 Off-Street Parking 

The current applications propose a reduction in off-street parking spaces from 32 stalls (as 

previously proposed at the PAR stage) to 25 stalls (as per minimum Zoning Bylaw 

requirements). As the parking area was previously encroaching into the central courtyard, the 

reduced parking allows for an increase in the amount and quality of the outdoor open space.  

Since current plans do not show bicycle parking, staff recommends working with the 

applicant to address this requirement as part of the review process.  

5.5 Outdoor Space Options 

The applicant has put forward two outdoor space options, which are detailed below. The first 

option is based on the original submission (Attachment 3), and the second option provides 

an alternative site layout (Attachment 4): 
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Option 1 Option 2 

Configuration of 

common outdoor 

space 

Centralized common amenity area 

with benches, tables, and 

children’s play space that 

incorporates natural play elements 

(+) gathering area across from 

play space allows for easier 

supervision of children 

Two separate amenity areas with 

gathering space at western end of 

central courtyard, and children’s 

play space located to the south of 

parking area 

(‒) gathering area adjacent to 

single detached residential 

property (potential noise 

considerations) 

Area of common 

outdoor space 

85.8 sq. m. (924 sq. ft.) 

(+) larger combined area 

79.1 sq. m. (851 sq. ft.) 

(‒) smaller combined area 

Rear Building 3 Building sited at interior side 

setback line with two-storey end 

unit 
(‒) closer proximity to adjacent 

single detached property 

(+) end unit as two storeys aligned 

with design guidelines 

Building shifted further east with 

three-storey end unit 

(+) increased setback to adjacent 
single detached property 

Electrical / 

mechanical room 

and recycling / 

garbage area 

Located within parking area on the 

east side of Building 3  

(+) less potential impacts on 

adjacent single detached property 

Located on the west side of 

Building 3 

(‒) in close proximity to adjacent 

single detached property 

(+/‒) recycling / garbage area 

located slightly closer to lane but 
also further away for some units 

While there are both pros and cons for each of the two above options, the original 

submission (Option 1) would provide a more organized layout with a larger central common 

amenity area. Option 1’s proposed siting of the gathering space and the recycling / garbage 

area would also be further away from the adjacent single detached residential property to the 

west. 

Staff recommends proceeding with the outdoor space option as shown on the original 

submission.  

5.6 Alternative Massing and Roofline Option 

In consideration of the adjacent properties on either side of the subject site, the applicant has 

also provided an alternative option in terms of massing and roofline design (highlighted in 

Figure 1). In this option, the two-storey units closest to the single detached property to the 

west are lowered by 0.6 m. (2 ft.). It also includes a modified roofline that is reduced in both 

massing and scale for the Building 2 and 4 end units. By lowering the roof and changing its 
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pitch, the applicant notes that this would provide a sufficient design break from the potential 

mixed use building to the east, while maintaining a strong relation with the rest of the 

proposed development. 

The proposed streetscape from the original submission is included for reference below 
(Figure 2). 

Staff recommends that the LUPC provide feedback in regard to the alternative and original 

massing options. 

Figure 1. Streetscape with alternative massing and roofline option: 

Figure 2. Streetscape from original submission: 

6. CONSULTATION

The applicant will be required to undertake public consultation as part of the Rezoning and 

Development Permit application process. Consultation includes a presentation to the West 

End Residents Association, an applicant-led Public Open House, presentations to various 

municipal committees (New Westminster Design Panel, Advisory Planning Commission), 

and a Public Hearing. 

7. REVIEW PROCESS

The anticipated next steps in the application review process include: 

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

2. Preliminary information report to Council;
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3. Inter-departmental review with project team and other City departments (as

required);

4. Presentation to the West End Residents Association;

5. Applicant-led Public Open House;

6. Review by the New Westminster Design Panel;

7. Review by the Advisory Planning Commission;

8. Report to the LUPC on consultation outcome and to recommend Council

consideration of First and Second Readings of proposed Zoning Amendment Bylaw;

9. Report to Council for consideration of First and Second Readings of proposed

Zoning Amendment Bylaw and to schedule a Public Hearing;

10. Public Hearing and Council consideration of Third Reading of proposed Zoning

Amendment Bylaw;

11. Council consideration of Final Reading and Adoption of proposed Zoning

Amendment Bylaw; and

12. Council consideration of Development Permit issuance.

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

Staff is seeking support from the LUPC on the following recommendations:  

 Since current plans show proposed rooftop decks for the two-storey end units, staff

recommends that particular care and consideration be given to optimizing privacy

and minimizing overlook, especially for neighbouring properties.

 While some trees are proposed between the rear buildings and the off -street parking

spaces, staff recommends that the potential to further reduce the visual impact of

parked vehicles be explored.

 Since current plans do not show bicycle parking, staff recommends working with the

applicant to address this requirement as part of the review process.

 Staff recommends proceeding with the outdoor space option as shown on the original

submission.

 Staff recommends that the LUPC provide feedback in regard to the alternative and

original massing options.
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9. INTERDEPARTMENTAL LIAISON

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

applications. A staff-led project team has been assigned to review this proposed project. 

10. OPTIONS

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

1. That the Land Use and Planning Committee endorse the staff recommendations as

summarized in Section 8 of this report, and recommend that staff continue to work

with the applicant to refine the project design;

2. That the Land Use and Planning Committee recommend that staff process the

Rezoning and Development Permit applications as outlined in Section 7 of this report,

and forward this report to Council for information; and

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

Staff recommends Options 1 and 2. 

ATTACHMENTS 

Attachment 1: Site Context Map 

Attachment 2: Applicant's Rationale Letter 

Attachment 3: Excerpt from Architectural and Landscape Drawings 

Attachment 4: Architectural and Landscape Drawings - Alternative Outdoor Space 

 Option 

This report has been prepared by: 

Dilys Huang, Planning Analyst 

This report was reviewed by: 
Jackie Teed, Manager of Planning 

Emilie K Adin, MCIP 

Director of Development Services 
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D R A W I N G

R E V I S I O N S

This plan and design are, and at all times 

remain the exclusive property of Formwerks 
Architectural Inc. and cannot be used or 

reproduced without written consent by 

Formwerks Architectural Inc. Written 

dimensions shall have precedence over 

scaled dimensions. Contractors shall verify 

and be responsible for all dimensions and 

conditions on the job. Formwerks 

Architectural Inc. shall be informed of any 

variation from the dimensions and 

conditions on the drawing.
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