
R E P O R T  
Development Services 

To: Mayor Coté and Members of Council Date: 2/24/2020 

From: Emilie K Adin, MCIP 

Director of Development Services 

File: 13.2520.20 

Item #: 63/2020 

Subject: Land Use Policy: Work Program for Endorsement 

RECOMMENDATION 

THAT Council direct staff to proceed with the proposed 22nd Street SkyTrain Station Bold 

Vision for Affordability and Climate Action project, subject to approval of the 2020 – 2024 

Capital Program. 

THAT Council direct staff to defer the Infill Housing Phase Two project until 2022, and 

endorse Interim Development Review Policy: Duplexes, Triplexes and Quadraplexes, as 

outlined in Attachment 1 of this report. 

THAT Council direct staff to defer further work on the Infill Housing Phase One Mo nitoring 

project until 2022. 

EXECUTIVE SUMMARY 

The purpose of this report is to seek Council endorsement of a 2020-2021 land use policy 

planning work program. Staff recommend that the priority implementation project for the 

2020-2021 work program be the 22
nd

 Street SkyTrain Station Bold Vision. Staff would also 

support other Council initiatives.   

In response to the declaration of the climate emergency staff proposes a new approach to the 

next steps of planning for the area surrounding the 22
nd

 Street SkyTrain Station, which

would be to create a Bold Vision for a Climate Friendly Future. The Bold Vision would 
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respond to the climate emergency, and specifically the Seven Bold Steps and Council’s 

Strategic Plan, creating an innovative approach to imagining the neighbourhood.   

 

Given the proposed prioritization of the Bold Vision for 22
nd

 Street Station Area, the Infill 

Housing Program, including the Phase One Monitoring Program and Phase Two: Duplex and 
Triplex Implementation, would need to be deferred for consideration in the 2022 work plan. 

This report proposes an Interim Development Review Policy for pilot project rezoning 

applications for duplexes, triplexes and quadraplexes, which is included in Attachment 1 for 

Council’s endorsement. Applications for laneway and carriage houses, and infill townhouses 

and rowhouses would continue to be processed in accordance with the current policy. 

 

 

PROPOSED 2020-2021 LAND USE PLANNING WORK PLAN 

 

Land Use Planning to Support Affordability and Climate Action 

 

In 2019, Council directed staff to focus on the following OCP implementation projects:  

 22
nd

 Street SkyTrain Station Master Plan Development 

 Infill Housing Implementation Phase Two: Duplex and Triplex Implementation  

 Infill Housing Implementation Phase One Monitoring Program  
 

Through 2019 land use planning staff worked on background research and analysis related to 

the first two items. In late 2019, Council approved the 2019 – 2022 Strategic Plan, and New 

Westminster’s Seven Bold Steps in Response to the Climate Emergency, which together 

redirect the Planning Division’s work specifically toward affordable housing and child care, 

environment and climate action as priority areas. 

 

Based on Council’s direction, staff recommends the 2020-2021 work plan for land use 

planning be focused on the following:  

 22
nd

 Street SkyTrain Station Bold Vision for Affordability and Climate Action 

 Supporting Other Council strategic climate action and affordability initiatives  
 

As a result, the following projects as well as other outstanding projects (Attachment 2) 

would be deferred for consideration in the 2022 work program: 

 Infill Housing Implementation Phase Two: Duplex and Triplex Implementation  

 Infill Housing Implementation Phase One Monitoring Program  
 

Outlined in the following sections are the work plan for the proposed items, as well as an 

interim approach to permitting duplex, triplex and quadraplex development applications. 
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1. 22
nd

 Street SkyTrain Station Bold Vision for Affordability and Climate Action   

 

The Bold Vision would provide a high-level vision for the neighbourhood. The document 

would also include high-level drawings, stories, and other idea representations. 

 
A Bold Vision for a Climate Friendly Future 

 

In response to the declaration of the climate emergency staff proposes a new approach to the 

next steps of planning for the area surrounding the 22
nd

 Street SkyTrain Station, which 

would be to create a Bold Vision for a Climate Friendly Future. The area around 22
nd

 Street 

SkyTrain Station is identified as a Frequent Transit Development Area (FTDA) in the 2017 

Official Community Plan (OCP), and designated Comprehensive Development. This land 

use designation requires development of a Master Plan for the area prior to consideration of 

any rezoning applications. 

 

Towards developing this bold new neighbourhood vision, the City would identify a team of 

industry experts who would be tasked with creating an innovative approach to imagining the 

neighbourhood that responds to the climate emergency, and specifically the Seven Bold 

Steps and Council’s Strategic Plan. Leading with this principle should result in Examples of 

a bold vision that could be explored include creation of: a car-free zone; a zero-emissions 
vehicle zone; a renewable energy zone; or other ideas as determined through an ideas 

competition. 

 

Key Tasks and Timeline 

 

The first task would be the retention of the consulting team of industry experts in fields such 

as climate adaptation, urban design, land use planning, and multi-modal transportation 

planning. The consulting team would develop an innovative and collaborative approach for 

the project, including: 

 a design and ideas competition responding to Council’s Seven Bold Steps for Climate 
Action and Strategic Plan to generate a diverse range of new ideas that could be 

considered for the vision; 

 engaging the community, the City, and other stakeholders in the process of creating 
this vision, and exploring how community design can contribute significantly to the 

climate emergency response;  

 engaging the City and the community in evaluating the range of big ideas and 
identifying those that are best for the 22nd Station Area;  

 developing a vision that identifies clear recommendations and next steps towards 
implementation; and 

 creating a final document that presents the Bold Vision, how was it created, why it is 
so important, the objectives it will achieve, and what comes next.  
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Once the Bold Vision is complete staff would launch a Vision implementation process based 

on the next steps identified by the consultants. The process would also include the creation of 

development permit guidelines and the adoption of land use designations through an OCP 

amendment. 
 

While this process would be shaped by the consulting team, the overall milestones would be:   

 

Key Tasks  Year 

Retain Consulting Team 2020 

Design and Ideas Competition  

Evaluating the Short Listed Ideas 2021 

The Draft Vision 

Final Refinements and Endorsement of the Vision 

Wrap Up Event  2022 

Launch Vision Implementation   

 

Financial Implications  

 

This project would be managed by the consultant team with oversight from a staff team. A 

total budget of $429,000 is required for this project over the three years. This total is 

reflected in the proposed five-year Capital Plan, including $164,306 for 2020.  
 

The proposed budget includes funding for community consultation, the consultant team, and 

the launch of the vision implementation. The budget allocated to community consultation 

reflects an approach similar to that taken for the creation of the 2017 Official Community 

Plan (OCP). This would allow for an enhanced consultation process that could include 

increased advertising and outreach, including efforts towards bringing new voices into the 

conversation, and additional creative events, including the option for speakers or panelists.  

 

Next Steps  

 

This work is subject to the approval of the proposed Capital Plan. If the budget is approved, 

staff would immediately move forward with the process of retaining the consulting team. To 

increase the level of interest and ensure a competitive process staff are exploring a two phase 

recruitment process. The first phase would be a call for Expressions of Interest. From this 

process, the top teams will be invited to submit a response to a Request for a Proposal (RFP).  
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2. Supporting Other Council Initiatives  

 

In addition to the 22
nd

 Street Station Bold Vision, staff would focus on supporting the 

following initiatives in 2020: 

 
A) Projects, plans and strategic documents led by the Climate Action Division towards 

achieving the new climate emergency targets, including:  

 updating the City’s Community Energy and Emissions Plan (CEEP); 

 updating the Corporate Energy and Emissions Reduction Strategy (CEERS); 

 developing and implementing an Integrated Corporate and Community Electric 
Vehicle Strategy; and 

 implementing the City’s Climate Action Communications & Engagement 
Strategy.  

 

B) Projects led by other departments that align with Council’s Strategic Priorities and 

advance implementation of the Official Community Plan (OCP):  

 Integrated Stormwater Management Plan implementation; 

 Great Streets implementation; 

 Citywide Retail Strategy development; and  

 support planning for future schools with the School Board. 
 

 

INTERIM APPROACH TO INFILL APPLICATIONS 

 

As the Infill Housing Program projects would be deferred for consideration in the 2022 work 

program, staff recommends Council endorse an interim development review policy for 

duplex, triplex and quadraplex applications, as detailed in Attachment 1. Increasing 

opportunities for ground oriented infill housing other than single detached dwellings was 

identified as a key objective during the development of the Official Community Plan (OCP). 

The policy would provide interim support and requirements related to density, parcel size, 

design form and character, parking, access, etc. The City would continue not to recommend 

small lot subdivisions to Council in support of achieving these other types of infill housing. 

 

Though the completion of the monitoring work for the first phase of the Infill Hous ing 
Program would also be deferred, applications for laneway and carriage houses, and infill 

townhouses and rowhouses would continue to be processed in accordance with the current 

policy. A one-year interim report was presented to Council on February 2, 2019, which 

included a summary of the first year of the Infill Housing Program. Some zoning and process 

changes were adopted by Council shortly thereafter to improve the program. Surveys are still 

being launched for community members, applicants, designers and builders. The feedback 
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received will be used to identify revisions that could be considered during the future 

comprehensive review of the program. Further Phase One monitoring work, including a 

comprehensive review of Development Permit Area guidelines and zoning requirements for 

laneway and carriage houses, would be deferred. 

 
OCP amendment applications will continue to be considered on a case by case basis; 

however, since the OCP was adopted recently, amendments are not anticipated.  

 

 

OPTIONS 

 

The following options are presented for Council’s consideration:  

1. That Council direct staff to proceed with the proposed 22nd Street SkyTrain Station 

Bold Vision for Affordability and Climate Action project, subject to approval of the 

2020 – 2024 Capital Program. 

 

2. That Council direct staff to defer the Infill Housing Phase Two project until 2022, and 

endorse Interim Development Review Policy: Duplexes, Triplexes and Quadraplexes, 

as outlined in Attachment 1 of this report. 

 
3. That Council direct staff to defer further work on the Infill Housing Phase One 

Monitoring project until 2022. 

 

4. That Council provide staff with alternative direction. 

 

Staff recommends Option 1, 2 and 3. 

 

 

ATTACHMENTS 

 

Attachment 1 - Interim Development Review Policy: Duplexes Triplexes and 

Quadraplexes 

Attachment 2 - Future Land Use Policy Projects 

 

 
This report has been prepared by: 

Lynn Roxburgh, Senior Planner 

 

This report was reviewed by: 

Jackie Teed, Senior Manager of Development Services 
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  Approved for Presentation to Council 

 

 

 

 

 
   

Emilie K Adin, MCIP 

Director of Development Services 

 Lisa Spitale 

Chief Administrative Officer 
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DUPLEX, TRIPLEX AND QUADRAPLEX: INTERIM DEVELOPMENT 
REVIEW POLICY  
 
Introduction  
 
Phase Two of the Infill Housing Program has been deferred. In order to facilitate pilot projects in 
the interim, Council has endorsed an interim development review policy for duplex, triplex and 
quadraplex applications. These pilot projects will inform the development of the Infill Housing 
Program.  
 
The interim requirements are outlined below that relate to density, parcel size, design form and 
character, parking, access, etc. These requirements are intended to address that there is limited 
policy direction currently in place, such as development permit guidelines and zoning 
regulations. As an example, policy work has not yet been completed regarding parking design, 
access or on-site turnaround requirements for these infill housing forms.  
 
Background  
 
Increasing opportunities for ground oriented infill housing other than single detached dwellings 
was identified as a key objective during the development of the Official Community Plan (OCP). 
Through Phase Two of the Infill Housing Program Staff would develop an implementation 
program for the duplex and triplex infill housing forms, which would include new or revised 
zoning regulations, new development permit guidelines, and would set out an approval process. 
This work would include an exploration of when suites would be appropriate in these infill 
housing forms. As outlined above, this work has been delayed and an interim policy is outlined 
herein.  
 
Considerations for Applicants  
 
Applicants should note the following:  
 

 Application Type: All pilot projects will be required to apply to rezone the property to a 
comprehensive development (CD) zone, which is crafted for the unique context of the 
project. Applications on (RGO) Residential – Ground Oriented Housing designated 
properties will also require a Development Permit. Where a Development Permit is not 
required, design review should still be anticipated as a condition of the rezoning process.  

 Application Processing Time: As a result of not having policy direction it is anticipated 
that the processing of these rezoning applications could take 8 to 12 months, similar to a 
rezoning application for a large project. For example, this time will allow for discussions 
related to off-site works and servicing requirements, conversations with the community 
about the proposed housing form, and a more iterative process related to the building and 
site design.  

 Heritage Revitalization Agreements (HRAs): HRAs continue to provide opportunities for 
infill housing projects on both (RD) Residential – Detached and Semi-Detached Housing 
designated and (RGO) Residential – Ground Oriented Housing designated properties. 
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Applications for pilot projects that have a house with heritage merit will be encouraged to 
explore the option of pursuing an HRA to retain the heritage house.  

 Infill Townhouses / Rowhouse Program: This interim policy does not apply to 
applications for infill townhouse/rowhouse projects, which will continue to be processed 
in compliance with existing policy.  

 Small Lot Subdivision: Staff would continue not to recommend small lot subdivisions to 
Council in support of achieving other forms of infill housing. 

 Area of Application: This policy was developed for properties not covered by the 
Downtown or Queensborough Community Plans. The approach taken in the Downtown 
and Queensborough will require a different approach, which is not covered by this policy. 
For example, the infill housing program developed for Queensborough will need to 
account for the context of building in a floodplain.  

 More Information: Additional resources regarding making a development application can 
be found here: https://www.newwestcity.ca/development 

 
Duplex Applications  
 
Staff will recommend Council consider a duplex rezoning application if:  

 no Official Community Plan (OPC) amendment is required;  

 the density does not exceed 0.6 Floor Space Ratio (FSR), which is consistent with City’s 
existing duplex zoning districts. A floor space exemption may be considered to off-set the 
loss of floor space due the thicker wall assembly for energy efficient buildings. No floor 
space exemptions would be considered for parking;  

 the property is larger than 557.40 square metres (6,000 square feet), which is the 
minimum lot size in the City’s existing duplex zoning; 

 the City’s existing duplex zoning regulations have been used as a reference (e.g. height, 
number of parking spaces), except in circumstances where the current Laneway/Carriage 
House and/or Infill Townhouse/Rownhouse related regulations and development permit 
guidelines have established a new approach (e.g. a reduced front yard setback);  

 the parking type is parking pads or detached carports (i.e. the application does not include 
enclosed parking), and is located at the rear of the lot; 

 the property has a minimum 4.9 metre (16 foot) lane or is on a corner lot. An exception 
may be made if the property is:  

o greater than 743.2 square metres (8,000 square feet);  

o could accommodate a shared driveway while still accommodating units fronting 
directly onto the street;  

o would not require driveway access onto a major road network, arterial, city or 
neighbourhood collector street, greenway or bikeway (as defined by the Master 
Transportation Plan); and  

o the applicant can demonstrate an appropriate approach to access and parking;  
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 the application considers current development permit guidelines and Zoning Bylaw 
regulations for other relevant infill housing types, such as those related to open space, 
transition to neighbouring properties, parking type and parking number;  

 the proposed building appears to be a unified, single building, but still includes distinct 
and identifiable entrances; and  

 the photos included in Appendix 1 have been used as a design reference.  
 
Secondary Suites in Duplexes  
 
Rezoning applications for a duplex on an (RD) Residential – Detached and Semi-Detached 
Housing designated property cannot include secondary suites, given that the Official Community 
Plan (OCP) does not contemplate this building form. However, rezoning applications for a 
duplex on an (RGO) Residential – Ground Oriented Housing designated property could explore 
including suites since this land use designation allows for a wide range of infill housing forms.  
 
Triplex and Quadraplex Applications  
 
Staff will recommend Council consider triplex or quadraplex rezoning applications if:  

 no Official Community Plan (OPC) amendment is required;  

 the proposal has a maximum density of 0.75 Floor Space Ratio (FSR). A floor space 
exemption may be considered to off-set the loss of floor space due the thicker wall 
assembly for energy efficient buildings. No floor space exemptions would be considered 
for parking;  

 the parking type is parking pads or detached carports (i.e. the application does not include 
enclosed parking), and is located at the rear of the lot; 

 the property has a minimum 6 metre (19.7 foot) lane or is on a corner lot; 

 the application considers current development permit guidelines from other relevant infill 
housing types, such as those related to open space, transition to neighbouring properties 
and parking type;  

 the proposed building(s) appears to be unified but still includes distinct and identifiable 
entrances; and 

 the photos included in Appendix 1 have been used as a design reference.  
 
Secondary Suites in Triplexes and Quadraplexes  
 
Rezoning applications could explore including suites since the (RGO) Residential – Ground 
Oriented Housing land use designation allows for a wide range of infill housing forms.  
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Appendix 1: Duplex Design Reference Photos 

Left: The non-symmetrical design of this duplex 
breaks the massing into smaller individual 
components. There is a unified design that has 
the same feel as a single detached dwelling, but 
maintains clear front entrances. On a corner lot, 
the two units could be oriented to the front street 
or the side street.  
Right: Although the massing is symmetrical, 
design features such as the porch and bay window 
are used to differentiate the units. 

The design of pilot projects should comply with the following guidelines:
• The building should appear as one existing building that has been converted into two  units (i.e. 

not to independent units sharing a centre wall). Consider the following: 
 ◦ The building should have the same feel as a single detached dwelling;
 ◦ There should be a unified front landscaping. 
 ◦ There should be unified materials and colours. 
 ◦ There should be asymmetrical features giving diversity within a unified massing of the 

building. 
• The front door or the point of access should be clearly visible from the street. In the case of a 

corner lot but access points could be visible from one street, or one from each street. 
• The massing of the building should be oriented towards the centre of the site to improve 

transition to neighbouring properties.  
• The design of the front of the building and the front yard should allow for the opportunity for this 

to be the usable open space for a unit. This could include a front a porch, upper level deck (where 
opportunities for overlook can be avoided), and a larger well designed front yard.   

The photos below have been provided for additional context as to the City’s expectations for how these 
guidelines are met. 
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Left and Right: There is a much larger setback 
from the second front door but it is still visible 
from the street (seen on the right image). The fence 
helps demarcates the entry for each unit. 

Left and Right: Though this building is new, 
the design reflects the heritage character of the 
neighbourhood. The massing is located at the 
centre of the site, improving the transition to the 
neighbouring properties.  
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Left: A well designed front porch can contribute to 
a traditional design and the quality of open space 
for the unit. 
Right: A duplex can also have a contemporary 
design. Even with this style of design the upper 
floor massing is still located at the centre of the 
building, there is still a unified design, and both 
entrances are identifiable. 

Left and Right: This triplex provides an example 
of how using the setback of the front door can be 
used to enhance the quality of the front yard as 
usable open space for the unit. 

Back to Agenda



Interim Development Review Policy February 2020

Left and Above: Corner lot projects could be 
designed to appear from the front as one unit (left) 
with the entrance to the second unit oriented to the 
side street (above). 
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Two front doors, but one front path will give the 
appearance of a single detached dwelling from a 
distance due to the single front path. 
Left: A duplex with an up/down configuration can 
be explored. How to integrate ground oriented 
deign elements should also be considered. There 
would be more support for this format if the lower 
level unit could be accessible. 
Right: Upper level decks will be considered where 
opportunities for overlook can be avoided (e.g. by 
facing the front or side street). 
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Attachment 2 
Future Land Use Policy Projects  
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FUTURE LAND USE POLICIES AND REGULATION PROJECTS  
 
There are a number of policy and regulation projects that have been identified for 
inclusion in the Planning Division work plan. Given the proposed prioritization of the 
projects outlined in this report, these other projects would not be addressed until after 
2021. These projects include:  
 

 Infill Housing Program: Phase One Monitoring Program  
 Bent Court Study Area  
 Short Term Rental Program  
 Lower Twelfth and Sharpe Street Study Area 
 Upper Twelfth Street Retail Strategy  
 Co-housing Policy  
 Flood Hazard Development Permit Area 
 Brunette Creek Development Permit Area  
 Zoning Bylaw Update 
 Adoption Requirement List 
 Single Detached Dwelling Building Bulk Regulations   
 Decorative Lighting Plan  
 Developer Lead Consultation Guidelines  
 Development Approvals Procedures Bylaw 
 Financing Growth Strategy  
 Iconic Building Design Guidelines, Skyline Plan and Viewshed Protection Plan  
 Noise Attenuation Guidelines 
 Official Community Plan Implementation (outlined below) 
 Parking In-Lieu Update  
 Railway Beautification  
 Railway Proximity Guidelines  
 Sidewalk Cafe Guidelines  
 Sustainability Report Card Update  
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