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2. POLICY AND REGULATIONS

A Policy approach to considering requests for variances and criteria by which they are to be
evaluated was endorsed by Council on January 28, 2008.

3. BACKGROUND
3.1 Site Characteristics and Context

The subject property is located in an exclusively single detached dwelling area in
Queensborough. A map ofthe Land Uses is contained in Appendix 1.

The property, which extends from Johnston Street to Fenton Street, is 66 ft./20.1 m. wide by
330 {t./100.6 m. deep and is flat. As part of the subdivision, a lane for sewer use only (i.e.
will not be driveable or used for access to any of the lots being created) will be created
between the two lots facing each streetand a 16.5 ft./5 m. section of the property that extends
beyond the adjacent lots fronting on Fenton Street will be dedicated as road in order to
regularize the Fenton Street property frontages (see the subdivision plan in Appendix 2).

4. PROJECT DESCRIPTION

The property owners are proposing to subdivide their existing lot into four approximately
equal sized lots and build four new houses. The Engineering Department has advised them
that their application does not meet the Zoning Bylaw’s minimum frontage requirements and
that they would need approval of a variance from the frontage requirement in order to get
approval of their subdivision (there will be many other requirements but the frontage is the
only zoning requirement that affects their application).

5. DISCUSSION

5.1 General Evaluation Criteria

What is the intent of the bylaw which the applicants are seeking to have varied?
The intent is to prevent the creation of exceptionally narrow lots.

Is there a community benefit to the granting of the variance; beyond that received by
the owners?

Yes. Based on community consultation in 2003 that indicated a strong desire for
smaller houses to be built in the neighbourhood, the RQ-1 zone was amended to allow
4,000 sq. ft./372 sq. m. lots. The requested variance is to a Provincial regulation that
inhibits such a subdivision in this case, which the City has the authority to vary. It will
enable the development of four approximately 2,700 sq. ft./251 sq. m. houses — house
sizes that are in keeping with the intent of the RQ-1 zone.
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Is there a hardship involved in adhering to the pertinent bylaw?

Yes. The variance is necessitated by the longer-than-normal depth of the property.
Any time a 33 ft./10 m. wide lotis to be created from an existing lot that is deeper
than 132 ft./40.2 m. a frontage variance must be obtained.

Is this the most appropriate mechanism for achieving the end result of the proposed
variance?

Yes. The end result is the creation of smaller lots, resulting in smaller houses as
desired by the community. The creation of smaller lots in this location would require
this variance.

Is the proposed variance relatively minor?

Yes. The 33 ft./10 m. wide lots that will be created are a very common size and would
have frontages that are 9.1 percent of their perimeter, a reduction of 0.9 percent. As
there are many lots in Queensborough that are deeper than 132 ft./40.2 m., frontage
variances are fairly common, with 13 having been approved since 2006, including six
in the 300-block of Johnston St.

5.2 Conclusion

The applicants’ request to be allowed to create lots with frontages that are 9.1 percent of
their perimeters is reasonable given that the resultant lots will be a common width and the
need for the variance is related to a hardship due to the length of the property.

6. REVIEW PROCESS

Application made December 4, 2017

Preliminary Report to Land Use and Planning Committee | January 8,2018

Report to Council requesting notification of Opportunity to Be | January 29,2018
Heard

Applicant to deliver notices to neighbours within 100 m./ February 1,2018
328 ft., advising of their DVP application
Opportunity to be Heard February 19,2018

7. INTERDEPARTMENTAL LIAISON

The Transportation Division of the Engineering Department reviewed the subdivision
application in November 2017 and advised that they have no objection to it.
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8. OPTIONS
The following options are presented for the Land Use Planning Committee’s consideration:
1. That the Land Use and Planning Committee recommends that Council issue notice
that it will consider a resolution to issue Development Variance Permit DVP00641 to
permit the creation of four lots with frontages of 9.1 percent of their perimeters at 354
Johnston Street.

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

Staff recommends Option 1.

ATTACHMENTS

Appendix 1: Land Use Map
Appendix 2: Subdivision Plan

This report has been prepared by:
David Guiney, Senior Planning Analyst

This report was reviewed by:
John Stark, Acting Manager of Planning
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Jackie Teed
Acting Director of Development
Services
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and request Council issue notice of consideration of the required Development Variance
Permit.
2. POLICY AND REGULATIONS

A Policy approach to considering requests for variances and criteria by which they are to be
evaluated was endorsed by Council on January 28, 2008.

3. BACKGROUND
3.1 Site Characteristics and Context

The subject property is located in an exclusively single detached dwelling area in
Queensborough. A map ofthe Land Uses is contained in Appendix 1.

The property is 65 ft./19.8 m. wide by 148.9 ft./45.4 m. deep and is flat. The property is not
serviced by a lane. The rear faces Derwent Way (the “Ring Road”), separated from the paved
roadway by a boulevard of approximately 62 ft./19 m.

4. PROJECT DESCRIPTION

The property owners are proposing to subdivide their existing lot into two approximately
equal sized lots and build two new houses. The Engineering Department has advised them
that their application does not meet the Zoning Bylaw’s minimum frontage requirements and
that they would need approval of a variance from the frontage requirement in order to get
approval of their subdivision (there will be many other requirements but the frontage is the
only zoning requirement that affects their application). Appendix 2 contains the proposed
subdivision plan.

5. DISCUSSION

5.1 General Evaluation Criteria

What is the intent of the bylaw which the applicants are seeking to have varied?
The intent is to prevent the creation of exceptionally narrow lots.

Is there a community benefit to the granting of the variance; beyond that received by
the owners?

Yes. Based on community consultation in 2003 that indicated a strong desire for
smaller houses to be built in the neighbourhood, the RQ-1 zone was amended to allow
4,000 sq. ft./372 sq. m. lots. The requested variance is to a Provincial regulation that
inhibits such a subdivision in this case, which the City has the authority to vary. It will
enable the development of two approximately 2,680 sq. ft./249 sq. m. houses — house
sizes that are in keeping with the intent of the RQ-1 zone.
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Is there a hardship involved in adhering to the pertinent bylaw?

Yes. The variance is necessitated by the longer-than-normal depth of the property.
Any time a 33 ft./10 m. wide lotis to be created from an existing lot that is deeper
than 132 ft./40.2 m. a frontage variance must be obtained.

Is this the most appropriate mechanism for achieving the end result of the proposed
variance?

Yes. The end result is the creation of smaller lots, resulting in smaller houses as
desired by the community. The creation of smaller lots in this location would require
this variance.

Is the proposed variance relatively minor?

Yes. The 33 ft./10 m wide lots that will be created are a very common size and would
have frontages that are 8.9 percent of their perimeter, a reduction of 1.1 percent. As
there are many lots in Queensborough that are deeper than 132 ft./40.2 m., frontage
variances are fairly common, with 13 having been approved since 2006, including six
in the 300-block of Johnston St.

5.2 Conclusion
The applicants’ request to be allowed to create lots with frontages that are 8.9 percent of
their perimeters is reasonable given that the resultant lots will be a common width and the

need for the variance is related to a hardship due to the length of the property.

6. REVIEW PROCESS

Application made September 18, 2017

Preliminary Report to Land Use and Planning Committee | January 8,2018

Report to Council requesting notification of Opportunity to Be | January 29,2018
Heard

Applicant to deliver notices to neighbours within 100 m./ February 1,2018
328 ft., advising of their DVP application
Opportunity to be Heard February 19,2018

7. INTERDEPARTMENTAL LIAISON

The Transportation Division of the Engineering Department reviewed the subdivision
application in August 2017 and advised that they have no objectionto it.
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8. OPTIONS

The following options are presented for the Land Use Planning Committee’s consideration:
1. That the Land Use and Planning Committee recommends that Council issue notice
that it will consider a resolution to issue Development Variance Permit DVP00619 to
permit the creation of two lots with frontages of 8.9 percent of their perimeters at 353
Johnston Street.
2. That the Land Use and Planning Committee provide staff with alternative feedback.

Staff recommends Option 1.

ATTACHMENTS

Appendix 1: Land Use Map
Appendix 2: Subdivision Plan

This report has been prepared by:
David Guiney, Senior Planning Analyst

This report was reviewed by:
John Stark, Acting Manager of Planning

T

L

Jackie Teed
Acting Director of Development
Services
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1. PURPOSE

The proposed applications would facilitate the development of a residential tower and
contribute to the redevelopment of an adjacent park space. The purpose of this report is to
request feedback from the Land Use and Planning Committee and to request that the
application be forwarded to Council in order to direct staff to process the application as
outlined in this report.

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:

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

e retail, office, service or residential uses;

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

e 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.

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:

e The form and character of commercial, multifamily, institutional and intensive residential
development.

e Protection of the natural environment, its ecosystems and biological diversity.
e Revitalization of an area in which a commercial use is permitted.

e Objectives to promote energy and water conservation and reduction of greenhouse gas
emissions.
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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 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. 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.

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.

2.4 Zoning Bylaw

The subject properties are currently zoned Multiple Unit Residential Districts (High Density)
(RM-6). This zoning district allows a base residential density of2.5 FSR and a maximum
height of21.34 metres (70 feet).

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 Program and Policy
based on their current Downtown Community Plan designation. The Policy would support a
rezoning of this site to RM-6(DB) which would allow the subject sites a maximum
residential FSR of 5.2 and a maximum height of 73.15 metres (240 feet) in exchange for
bonus density amounts set out in the Zoning Bylaw.

The proposed application exceeds the maximum height and FSR under this policy and
proposes an FSR of 7.20 and a height of 89.7 metres (294 feet).
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Where an application exceeds the height and density anticipated, the policy allows Council
discretion where unique and exceptional circumstances warrant additional density.

2.6 Family Friendly Housing Bylaw and Design Guidelines

The Family Friendly Housing Policy provides requirements for the mix of units with two and
three bedrooms as well as guidelines that ensure units are usable by families. Market
condominium developments are required to provide 10% three bedroom units and 30% two
and three bedroom units. The proposal includes twenty-five (11%) three bedroom units and
97 (44%) two and three bedroom units.

3. BACKGROUND
3.1 Adjacent City Owned Site (824 Agnes Street)

The site at 824 Agnes Street (also known as 825 Victoria Street) was formerly owned by the
Chinese Benevolent Association (CBA). This site was the focal point of the Chinese
community in New Westminster and was the location ofthe Chinese ‘Old Man’s Home’,
built in 1905. The site and building served for generations as an informal civic centre for the
Chinese community in New Westminster and was used as a school, a hospital, a residential
care facility for the elderly, and was also the home of the CBA.

In 1979, immediately prior to the CBA being disbanded, the site and the building were
transferred as a gift to the City. Due to disrepair and vandalism, the building was
subsequently demolished.

In 2009, as part of a Downtown Nuisance Abatement Strategy, this site was converted into a
temporary off leash dog area.

As part of the Chinese Reconciliation Process, there was support for exploring a more
appropriate and respectful use of the CBA site. A consultation and visioning exercise for this
park space was undertaken with City advisory committees, associations representing the
Chinese community, and the public. Based on the consultation, there was overwhelming
support for a park which would commemorate Chinese history and contributions and provide
a green space and refuge in the densely populated Downtown neighbourhood. A report was
taken to Council regarding the visioning process on June 13,2016, which shared the results
of the visioning process for the site. Council directed that a landscape architect be hired to
work on park design and for staff to seek clarification on funding sources.

The site has been included on a list of the top ten most endangered sites by the New

Westminster Heritage Preservation Society and considered for Provincial recognition as
Chinese Canadian Historic Place by Heritage BC.
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3.2 Pre-Application Review

The applicant submitted a pre-application review which was presented for comment to the
Land Use and Planning Committee on April 10,2017. The LUPC expressed support for the
option outlined by staff in which the City would consider extra density above and beyond the
5.2 FSR anticipated in the Density Bonus Phase 2 Policy in an amount equal to the costof
designing and constructing the park space. The LUPC noted that the site was located within
very close proximity to the New Westminster SkyTrain Station and that it achieved a
strategic City priority in regards to parks and open space in Downtown,. An excerpt of the
minutes from the LUPC meeting is attached in Appendix A.

3.3 Site Characteristics and Context

The subject sites are located in the Downtown neighbourhood and are adjacent to Agnes,
Victoria and Blackie Streets. The subject sites are located 75 metres (246 feet) from the New
Westminster SkyTrain Station. The sites slope steeply from the high point at the north-east
corner of the site (corner of Agnes and Blackie Streets) to the low point of the site at the
south-west corner. The grade change is 13.81 metres (45.32 feet) from the high to low point.
These sites are currently used for a variety of light industrial and service commercial type
uses including automobile service and repair.

To the north of the site are two residential high-rise towers which are 15 storeys and 49
metres (160 feet) in height; to the west of the site is the City owned site (824 Agnes Street)
which is currently occupied by a temporary off-leash dog area and three towers two of which
are 16 storeys and one of which is 14 storeys and with an average height of 47 metres (154
feet). To the west is Blackie Street which has a width of 10.06 metres (33 feet). Across
Blackie Street are several lots which are zoned and designated in the Downtown Community
Plan for high density mixed use development.

To the south of the site is Victoria Street, which has a dedicated width of 10.06 metres (33
feet). Victoria Street is designated as a laneway/narrow street in the Downtown Community
Plan. Across Victoria Street to the south, is a development site addressed as 813 Carnarvon
Street. Applications for this site have been received which propose a 32 storey residential
building with a height of 92 metres (302 feet) as well as a nine storey residential building
which would include non-market housing units. This proposal would have a total of 204
market residential units, 66 secured non-market residential units and a FSR of 8.53.

A site context map is attached in Appendix B.
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3.4 Proximity to Transit

| Transit Facility | Frequency Distance
Skytrain Station 75 metres (246 feet)
Frequent Transit 75 metres (246 feet)
Network

The subject site is located 75 metres from the New Westminster SkyTrain Station.
4. PROJECT DESCRIPTION

4.1 Project Description

The application proposes 222 residential units, a density of 7.20 FSR and a height of 29
storeys / 85.34 metres (280 feet). The proposal includes 25 three bedroom units (11%), many
of which are townhouse units around the base of the tower, as well as 72 two bedroom units
(33%) and meets the Family Friendly Housing Policy requirements.

The proposal currently includes the provision of 270 underground parking spaces which
would be accessed via a single entry off of Victoria Street (on the south side of the property).
The proposed number of parking spaces exceeds Zoning Bylaw requirements (266 spaces
required). Further revisions and/or the inclusion of additional incentives for parking
reductions may occur as the application proceeds through the review process. Although the
proposal includes townhouses along Agnes and Victoria streets, given the large change in
grade there are portions of'the parkade which are visible above grade on the Victoria Street
side of the proposed building that will require careful design consideration through the
application review process.

The development is adjacent to the City-owned property at 824 Agnes Street which is
intended to be developed as a park. The applicant has proposed, in exchange for additional
density on this site, (1) funding a collaborative design process for a master plan for the
adjacent park space (2) developing the park space in conjunction with the master plan; and
(3) providing to the City the publically accessible community amenity space located on the
development site adjacent to the park area.

The proposal also includes approximately 582 square metres (6,300 square feet) of private

indoor amenity spaces as well as private outdoor amenity spaces. Architectural and
Landscape Plans are attached as Appendix C.
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4.2 Project Statistics

Policy / Requirement Proposed

Site Dimensions

Width: 60.35 metres (198 feet)
Depth: 40.23 metres (132 feet)

3 Bedroom: 23 units (10%)

Site Area - 3,230 sq. metres (26,122 sq. ft.)
Residential 1 Bedroom: 125 units (56%)
Units 2 /3 Bedroom: 67 units (30%) 2 Bedroom: 72 units (33%)

3 Bedroom: 25 units (11%)
Total: 222 units

Site Coverage

(Tower) i 37%

Floor Space

Ratio 52 FSR 7.2 FSR

Height 73.15 metres 27 /29 storeys
(240 feet) 89.7 metres (294 feet)

Off-street Resident Spaces: 256

Parking* Visitor Spaces 23

Total Spaces: 279

Less 5% SkyTrain Proximity 270 spaces
Reduction: 13 spaces
Total Required: 266 spaces
Bicycle Parking 278 spaces 419 spaces

5. DISCUSSION

5.1 Density, Height and Adjacent Park Space

Based on their current Downtown Community Plan designation the Density Bonus Amenity
Zoning Phase 2 Council Policy supports a rezoning of these sites to RM-6(DB) which would
allow the subject sites a maximum residential FSR of 5.2 and a maximum height of 73.15
metres (240 feet) in exchange for bonus density amounts set out in the Zoning Bylaw. The
proposed development includes a density of 7.20 FSR and a height of 89.7 metres (294 feet).
This is 2.0 FSR and 16.55 metres (54 feet) above what has been anticipated in the Density
Bonus Phase 2 Council Policy

As part of the Pre-Application Review, the consideration of density and height above the
Density Bonus Phase 2 Policies and Regulations were considered by the Land Use and
Planning Committee (LUPC) and was generally considered reasonable, particularly as the
site is located within 75 metres (246 feet) of the New Westminster SkyTrain Station and as it
would achieve a strategic City priority in regards to parks and open space in Downtown. The
LUPC recommended an approach in which the City would consider extra density above and
beyond the 5.2 FSR anticipated in the Policy in an amount equal to the cost of park
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development. In this approach, the City would still receive bonus density payments as
required through existing regulation and policy (i.e. bonus density up to 5.2 FSR) in addition
to the design and development of the adjacent park space.

5.2 Park Designand Dog Off-Leash Area Relocation Process

The applicant has retained a landscape architectural consultant team, approved by City staff,
for full services from conceptual design to construction administration for the adjacent park
site. The park design process would include a highly collaborative and engaging consultation
component led by City staff in both the Parks & Recreation and Development Services
Departments.

The stakeholder engagement process includes representatives from various associations,
committees and groups including: Canadians for Reconciliation Society, Chinese Benevolent
Society of Vancouver, Chinese Canadian National Council, New Westminster Chinese
Society, New Westminster Multiculturalism Advisory Committee, New Westminster
Downtown Resident’s Association and the New Westminster Parks and Recreation
Committee. As the project advances, the general public and other key stakeholders in
Downtown would also be consulted for input/ feedback on the park design. In addition to the
construction costs, the extensive consultation and design process for the park are being
funded by the applicant.

As the site is currently designated as a temporary off-leash dog area, the selectionofa new
site for the off-leash area is running concurrently with the park consultation process. In early
2018, the Parks and Recreation Department will be seeking input / feedback for both the park
design and for potential locations for a new off-leash area to serve Downtown
neighbourhood.

There is the possibility of incorporating adjacent lane space to increase the size of the park,
but this needs to be discussed further with Transportation staff in the Engineering
Department.

53 Public Amenities

The developer has also proposed the provision of approximately 312 square metres (3,350
square feet) of indoor community space, directly adjacent to the City owned park space,
which would be transferred to City ownership. The Parks and Recreation Department has
identified the space for potential use as programmed recreation space or retail services space
given the proximity to the park space. The use of this space is intended to be discussed as
part of the consultation in the creation of the proposed park plan.

Given the steep topography of the site, the park may need to be designed as two separately

accessible areas (one accessible from Agnes Street and one from Victoria Street). The
application also currently includes an elevator which could be used to access to the public
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amenity space from Agnes Street through a lobby. The provision of an elevator could be
beneficial in potentially allowing access to the full park area as well as accessible movement
through the block towards the New Westminster SkyTrain Station which is a desirable
commuter route.

54 Private Amenities

The applicant has proposed approximately 582 square metres (6,300 square feet) of private
indoor amenity spaces located as follows:

e Lewel 2 — Fitness and lounge area of 205 square metres (2,206 square feet);

e Lewel 3 — Music, study, meeting and lounge areas of 154 square metres (1,660 square
feet);

e Roof —Media and great rooms of 223 square metres (2,401 square feet)

Corresponding outdoor amenity areas are proposed adjacent to all three indoor amenities
spaces. Further outdoor patio and landscaping is provided adjacent to townhouse units on
Agnes and Victoria Street.

5.5 Parking and Vehicular Access

The preliminary number of parking spaces proposed for the development is 270 spaces. The
proposal would be required to provide 256 residential spaces and 23 visitor spaces for a total
of 279 spaces. As the proposal is within 250 metres to SkyTrain, a parking reduction of 5%
is allowed through the Zoning Bylaw. As such the required total number of spaces required
would be 266 spaces and the amount proposed by the applicant exceeds this requirement.

Access to parking is currently proposed to be from one access point on Victoria Street on the
south side of the development.

5.6 Tower Separation

The Downtown Community Plan requires a separation of 27 metres (88.58 feet) between
towers. The current placement of the tower provides a separation of 28 metres to the
proposed tower at 813 Carnarvon Street and 24.38 metres (80 feet) to the existing residential
tower to the North at 813 Agnes Street. The current proposed separation between the
proposed development and 813 Agnes Street does not currently meet the separation
requirements.

The sites located at 60 — 70 Eighth Street also have development potential under existing
zoning and through the Downtown Community Plan as high-rise residential. Staff will work
with the applicant to ensure the tower separation requirements in the Downtown Community
Plan are addressed for existing, proposed and potential future developments.
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5.7 Bicycle Parking

The current proposal includes 94 bicycle lockers on level one and 325 bicycle lockers on
level two for a total of 419 bicycle lockers. This exceeds the required 278 long term bicycle
spaces for the proposed development.

5.8 Residential Storage Lockers

Presently the development proposal does not include the provision of residential storage
lockers. This will be resolved as part of the application review process.

5.9 FamilyFriendly Housing and Townhouse Units

The proposal includes 25 (11%) three-bedroom units. There are nine townhouse units around
the base of the building, all of which are proposed to be three-bedrooms. The remaining 16
three bedroom units are provided on floors 26 through 29. Staff would discuss the possibility
of more equally distributing the three-bedroom units throughout the development with the
applicant in order to achieve greater choice of unit type and cost within the project.

5.10 Density Bonus Rates

The Density Bonus Rates within the Zoning Bylaw were updated on January 1,2018.
However, as this application was received prior to January 1, 2018 it is eligible to continue to
use the previous Density Bonus rates provide the rezoning is completed before July 31, 2019.

6. REVIEW PROCESS
The anticipated steps in the development review process are as follows:

1) Preliminary Report to Land Use and Planning Committee (January 8,2017);

2) Preliminary Report to Council (January 29, 2017);

3) First Public Open House (Park Space & Development) (January 31,2017);

4) Presentation to New Westminster Design Panel;

5) Presentation to Downtown Residents’ Association;

6) Second Public Open House (Park Space & Development (April, 2017);

7) Presentation to Advisory Planning Commission;

8) Land Use and Planning Committee Consideration of First and Second Readings (if
required);

9) Council Consideration of First and Second Readings of Zoning Amendment Bylaw;

10) Public Hearing and Council Consideration of Third Reading of Zoning Amendment
Bylaw;

11) Adoption of Zoning Amendment Bylaw

12) Issuance of Special Development Permit by Director of Development Services

Agenda ltem 81/2017
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7. INTERDEPARTMENTAL LIAISON

The City has now initiated a project team based approach for reviewing development
applications. 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. Other Departments will also be included early in the process as
needed.

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

There is one item on which staff would like to receive feedback from the Land Use and
Planning Committee:

1. Given the challenging topography in this area, and the pedestrian desire lines to New
Westminster SkyTrain Station, would the City be interested in pursuing ownership and
operation of the elevator proposed by the applicant?

9. OPTIONS

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

1. That the Land Use and Planning Committee provide feedback on the item noted in
Section 8 of this report; and

2. That the Land Use and Planning Committee recommend that Council direct staff
process the proposed application as outlined in this report.

3. That the Land Use and Planning Committee provide alternative direction.

Staff recommends Options 1 and 2.

ATTACHMENTS

Appendix A - April 10,2017 Land Use and Planning Committee Minutes Extract
Appendix B - Site Context Map
Appendix C - Architectural and Landscape Plans
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This report has been prepared by:
Mike Watson, Planner

This report was reviewed by:
John Stark, Acting Manager of Planning

F nfl'r -
LA -

Jackie Teed
Acting Director of Development
Services
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é Corporation of the City of
NEW WESTMINSTER

REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE

April 10, 2017 at 11:00 a.m.
Commuttee Room 2, City Hall

MINUTES

5. 800 Block Agnes Street (810 and 824 Agnes Street and 815 and 821 Victoria
Street): Pre-Application Review

Mike Watson, Planner, summarized the report dated April 10 regarding a pre-application
review for 800 Block Agnes Street (810 and 824 Agnes Street and 815 and 821 Victoria
Street).

Discussion ensued, and the Committee noted the following comments:

e There were concerns expressed regarding the proposed sale of the City property at
824 Agnes Street formerly owned by the Chinese Benevolent Association (CBA),
currently slated for park space;

e There were no concerns expressed regarding density at the site, especially when so
close to Skytrain; and

e Consideration of a non-profit arrangement for the proposed child care space would
be well received.

The LUPC directed staff to include feedback to the applicant that an application
consistent with approach Two (Consider Extra Density beyond the Density Bonus Phase
2 Policy) for 800 Block Agnes Street, as outlined in section 5.4 of the April 10, 2017
report would be considered.

MOVED and SECONDED
THAT the staff report dated April 10, 2017 be received for information.
All members of the Committee present voted in favour of the motion.
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Proposal Summary | Applicable Guidelines

Location: Applicable Guidelines:
810 Agnes Street, New Westminster, BC
New Westminster C4 Zoning Bylaw
Legal Description:
Lot C, Block 23, New West District, Plan NWP2620
Lot 9, Block 23, New West District, Plan NWP2620
Lot 11, Block 23, New West District, Plan NWP2620
Lot 12, Block 23, New West District, Plan NWP2620

Owner:
Jago Development Inc

Rezoning:
from RM-6B to CD

Site Description:

Located at the South corner of Agnes Street and Blackie Street
in New Westminster, BC. The site is currently occupied by two

businesses: King'’s Auto Body and Brodey’s Auto Detail & Svc.

This project proposes FSR of 7.2 and a tower height
of approx. 285’. The project provides various benefits
to the community. The footprint of the tower is small
leaving a large percentage of the site open. The
design includes indoor amenity space to be used

by the community. The townhouses at grade help to
animate the street. The location is close 10 a skytrain
station providing easy access to transit routes for the
residents. The project location also has convenient
access 1o bike routes.
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REZONING INQUIRY: 810 AGNES STREET, NEW WESTMINSTER BC

Project Information

This development at 810 Agnes Street proposes a 29 story, 285’
high tower with 222 residential units and an overall residential FSR of
7.2.

Targeted Unit Mix:  41.89% 1br
14.41% 1br+
32.43% 2br
11.26% 3br family

The tower sits on a partially-subterranean parking structure. This
structure steps up with the slope of the site towards the tower and is
filled with both parking and amenity spaces.

Proposed Amenities:

Residents 6900 SF
meeting rooms/ lounge
fitness centre

Community 3500 SF
Uses to be determined
(adjacent to park)

270 indoor parking spaces are proposed. Parking is spread out
over five levels. There is one ramp entrance to the parking garage
on level P1.

DECEMBER 2017



REZONING INQUIRY: 810 AGNES STHEET, NEW WESITMINS IER BO

Livable Density:
Manage building height, separation space, and massing to achieve maximum amount of direct natural
daylight on the public realm.

Tower massing is pushed to one end in order to provide a greater amount of open space to the surrounding
context.

Street Relationship:

A strong street relationship between ground level uses and the street is created by:

* placing the building in close proximity tc or along the property line addressing the street; and by

* providing 2 public entrances to the building located on separate levels due tc the sloping grade of the
site, and avoiding blank walls at the lowest two levels of all buildings by introducing townhouses along the
perimeter of the building.

Comfortable and Animated Public Realm:

A comfortable and animated public realm is created by:

s supporting continuity of the public realm design within limited building setbacks and by including both
softscape and hardscape. 2

Manage Parking, Loading, and Blank Sidewalls:

Parking is underground with an access point from a secondary street
well integrated into the building design to minimize visual impact.
Garbage area is within the parkade structure.

Safety: &

A greater sense of security is fostered by: ol

* asense of openness and transparency created by moves such as widening the street used for
underground parking by increasing the setback along Victoria Street;

* the building's crientaticn towards all adjacent, public frontages;

* avoiding the installation of metal bars and security fences; and

* providing cpportunities through design, for natural surveillance, creating eyes on the street.

Character:

Utilize building materials and architectural elements that reinforce or celebrate the overall character of the
precinct in which the building is located.

DECEMBER 2017

Neighbourhood Parks:
The site is adjacent to a new park. Design of the building will be sensitive towards the future park.

Number of Towers:

Tall buildings should be designed to reduce their impact on the streets and public spaces of the city.
Generally, in the case of streets with shorter blocks, only one tower should be considered per block.

In larger blocks, two towers may be appropriate. Where towers are arranged side by side, orin a
checkerboard pattern, the minimum distance between towers is 27m. 27m separation will provide a
comfortable separation distance between towers in terms of residential privacy and will improve natural
light at street level.

Refer to the Tower Study on page 17.

Sidewalk Animation:
A more pleasant and animated pedestrian path is created along Agnes Street as a result of the
proposed building which includes townhouses along street level.

Building Entrances:

Building entrances are located at, or near, the property line, with a street address, and are visible and
comfortable for visitor access. The design of the building includes two entrances. The primary entrance
is located along Agnes Street and a secondary entrance along Victoria Street.

The building includes townhouses with individual entrances and steps descending to grade.

Residential Privacy:
In addition to being set back from the property ling, the residential spaces (townhouses) are not located
directly at grade, steps must be climbed to access the townhouses along the street,

Parking Garages:
The parking garage is located below grade. The entrance ramp is contained within the building and is
positioned perpendicular to the access street, Victoria Street, a secondary street.

Building Materials:
The building materials used for the project include concrete, glass, and coloured metal panels.

Blank Sidewalls:
Blank sidewalls are avoided by including town houses along the lower levels of the tower.



RELOMING INQUIRY: 810 AGNES S1RzE], NEW WESIMINSIES BC

Aerial View

DFCEMBER 2017
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