Notice is hereby given of the following meeting:

REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
January 27, 2020 at 10:00 a.m.
Council Chamber, City Hall

AGENDA
ADDITIONS / DELETIONS TO THE AGENDA
MOTION to amend/approve the Land Use and Planning Committee agenda.
REVIEW AND ADOPTION OF CONSENT AGENDA
MOTION to amend/approve the Land Use and Planning Committee consent
agenda.
ADOPTION OF MINUTES
1.

Adoption of the Minutes of December 9, 2019 LUPC Meeting

PRESENTATIONS
2.

No Items

UNFINISHED BUSINESS
3.

No Items

DIRECTOR OF DEVELOPMENT SERVICES MEMOS FOR ACTION
4.

337 – 339 Keary Street: Proposed Official Community Plan Amendment
- Inquiry

REPORTS FOR ACTION
5.

208 Fifth Avenue: Heritage Revitalization Agreement – Preliminary Report
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CONSENT AGENDA
6.

835 Royal Avenue: Heritage Revitalization Agreement – Preliminary Report

7.

457 East Columbia Street: Rezoning and Liquor Primary – Preliminary Report

8.

719 Colborne Street: Rezoning and Minor Development Permit Applications
for Two Accessory Dwellings – Bylaw for Consideration of Readings

DIRECTOR’S / MANAGER’S REPORT (Oral Report)
9.

No Items

NEW BUSINESS
10. Election of Alternate Chair
CORRESPONDENCE
11. No Items
NEXT MEETING
Monday, February 24, 2020
ADJOURNMENT
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REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
December 9, 2019 at 11:30 a.m.
Council Chamber, City Hall

MINUTES
PRESENT:
Mayor Cote
Councillor Mary Trentadue
Councillor Chuck Puchmayr
STAFF:
Ms. Emilie Adin
Ms. Jackie Teed
Mr. Rupinder Basi
Ms. Christine Edward
Mr. Hardev Gill
Mr. Mike Watson
Ms. Carilyn Cook

- Director of Development Services
- Senior Manager of Development Services
- Development Planning Supervisor
- Transportation Analyst
- Planning Technician
- Planner
- Committee Clerk

The meeting was called to order at 11:35 a.m.
ADDITIONS / DELETIONS TO THE AGENDA
MOVED and SECONDED
THAT the December 9, 2019 Land Use and Planning Committee agenda be adopted
as circulated.
CARRIED.
All members of the Committee present voted in favour of the motion.
REVIEW AND ADOPTION OF CONSENT AGENDA
MOVED and SECONDED
THAT item 7 be removed from the Consent Agenda for further discussion.
CARRIED.
All members of the Committee present voted in favour of the motion.
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ADOPTION OF MINUTES
1.

Adoption of the Minutes of September 9, 2019 LUPC Meeting
MOVED and SECONDED
THAT the October 7, 2019 Land Use and Planning Committee meeting minutes be
adopted as circulated.
CARRIED.
All members of the Committee present voted in favour of the motion.

PRESENTATIONS
2.

There were no items.

UNFINISHED BUSINESS
3.

There were no items.

DIRECTOR OF DEVELOPMENT SERVICES MEMOS FOR ACTION
4.

There were no items.

REPORTS FOR ACTION
5.

431, 433, and 443 Twelfth Street:
Preliminary Application Review

Heritage Revitalization Agreement –

Jackie Teed, Senior Manager of Development Services, provided a short summary of
the above-noted report dated December 9, 2019.
In response to questions from the Committee, staff provided the following
comments:
• Floor plans are not included in the preliminary application; however, there would
be three units per house;
• While rezoning for 1125 Fifth Avenue was approved three years ago, a building
permit has not yet been received for the project and is not moving forward at this
time;
• If the building, based on design guidelines, stepped back with the adjacent
buildings, it is possible that lower density could be achieved and six storeys might
be possible for a portion of the building;
• Currently, the project has insufficient open outdoor space for the units.
Townhouses should be included fronting onto Twelfth Street and Fifth Avenue
with their own front yards; and,
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• As this would be a 100% secured market rental project, the Affordable Housing
Policy would not apply.
Discussion ensued, and the Committee provided the following comments:
• The density is too high and provides a benefit to the builder and not necessarily to
the community. It needs to be balanced;
• While it would be nice to see some commercial space in the development, it is
pleasing that houses are being retained;
• It should be noted that, while developers are finding that building rental space is a
good investment, ongoing rental increases can be significant and make a once
affordable rental unit unaffordable. There seems to be a disconnect with the
progression of this aspect of the rental situation; and,
• More work needs to be done with respect to reducing the massing.
MOVED and SECONDED
THAT the Land Use and Planning Committee (LUPC) endorse the
recommendations summarized in Section 8 of the report dated December 9, 2019
entitled, “431, 433, and 443 Twelfth Street: Heritage Revitalization Agreement –
Preliminary Application Review”, and instruct staff to include feedback from
LUPC in the Pre-Application Letter to the applicant.
CARRIED.
All members of the Committee present voted in favour of the motion.
6.

Rezoning and Development Permit for Infill
802-806 Eighth Street:
Townhouses – Preliminary Application Review
Mike Watson, Planner, provided a brief overview of the above-noted report dated
December 9, 2019.
In response to questions from the Committee, staff provided the following
comments:
• The house at 806 Eighth Street, built in 1929, is a rare find in the City and is a
good representation of the era with a high level of architectural integrity, all of
which indicate that it would be a good candidate to pursue for heritage retention;
• The applicant has not yet determined a new location for the house and would
have to respond with a new site plan as the house is not incorporated into the
current plan; and,
• The current location of the stacked townhouses is at the western end of the
development. With the integration of the heritage building on site there would
have to be some significant changes to the site plan so it may be beneficial to
have an alternative location for the stacked townhouses.
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Discussion ensued, and the Committee provided the following comments:
• It will be interesting to see how being a car light development will affect the
selling price of the residences;
• The car light pilot project is interesting and definitely something that the City
should move forward with;
• Accessible townhouses are difficult for people to find and should not be
sacrificed for the retention of heritage houses;
• One member was supportive of a possible amendment to the Official
Community Plan (OCP), while another member was opposed since the new
OCP had recently been adopted, but acknowledged that the changes requested
seem minor in relation to the scale of the project;
• It would be nice to provide the ability to charge a level 1 (120 volt) electric car
and have the infrastructure for a level 2 (240 volt) electric car;
• The proponent may see value in keeping the heritage house where it is as there
are environmental economics to keeping an older home and not rebuilding.
Staff should continue this discussion with the applicant;
• A member commented that is exactly the type of project he had hoped to see be
brought forward with the new OCP;
• There may not be enough density on the site to make the project viable;
• A member expressed their lack of interest in pursuing the heritage home aspect
of the application; and,
• The climate emergency and the City’s Seven Bold Steps should always be
considered with respect to parking in new development applications.
MOVED and SECONDED
THAT the Land Use and Planning Committee endorse the recommendations
summarized in Section 8 of the report dated December 9, 2019, entitled, “802-806
Eighth Street: Rezoning and Development Permit for Infill Townhouses –
Preliminary Application Review”, and instruct staff to provide the Land Use and
Planning Committee’s feedback in the pre-application letter to the applicant.
CARRIED.
Mayor Cote voted in opposition to the motion.
CONSENT AGENDA
7.

45 East Eighth Avenue: Rezoning and Development Permit for a Four Unit
Rowhouse Project – Preliminary Report
Emilie Adin, Director of Development Services, clarified that comments received
during the community engagement aspect of the development process will be
reported to Council during the First and Second Readings of the proposal, noting that
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in order to have a more effective and streamlined process, the proposal would not be
brought back to the Committee.
MOVED and SECONDED
THAT the Land Use and Planning Committee recommend that staff process the
Rezoning and Development Permit applications for the subject property (45 East
Eighth Avenue) based on the streamlined process outlined in Section 6.1 of the
report dated December 9, 2019, entitled, “45 East Eighth Avenue: Rezoning and
Development Permit for a Four Unit Rowhouse Project – Preliminary Report.”
CARRIED.
All members of the Committee present voted in favour of the motion.
DIRECTOR’S / MANAGER’S REPORT (Oral Report)
8.

There were no items.

NEW BUSINESS
9.

There were no items.

CORRESPONDENCE
10. There were no items.
NEXT MEETING
Monday, January 27, 2020
ADJOURNMENT
ON MOTION, the meeting was adjourned at 12:07 p.m.

Mayor Cote
Chair

Carilyn Cook
Committee Clerk
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

1/27/2020

From:

Emilie K Adin, MCIP
Director of Development Services

File:

PAR01369

Item #:

1/2020

Subject:

DIRECTOR'S MEMO FOR ACTION
337 and 339 Keary Street: Proposed Official Community Plan
Amendment - Inquiry

RECOMMENDATION
THAT LUPC direct staff to elicit feedback from the Mayor’s Task Force on
Affordable Housing and Child Care and/or from all of Council on the many
considerations listed in favour of and counter to the proposed OCP amendment
application.

1.0

PURPOSE

The purpose of this memo is to elicit LUPC feedback on a potential OCP amendment for the
properties at 337 and 339 Keary Street.
2.0

REVIEW PROCESS

This is Stage One of a new 2-stage preliminary application review (PAR) opportunity that is
available to applicants at the Director’s discretion. The 2-stage PAR process was
implemented in 2018, to allow for early political input on exceptional development
application inquiries that fall outside the lines of existing City policy.
Stage One:

PAR application form is submitted with full fee payment
Director’s memo to LUPC, with simple land use question, prior to fulsome
staff review
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Completion of PAR application with all required drawings, submissions
Application is circulated inter-departmentally to all development review staff.
Typical PAR process proceeds (including staff report to LUPC).

This is the fourth 2-stage PAR that has been permitted since the inception of this new PAR
option in late 2018. All applicants can opt for a PAR process, but not all applicants will be
able to access an early check-in with LUPC.
3.0

BACKGROUND

The two subject properties are currently zoned RS-1 (Single Family Residential) and they
are both designated RGO (Residential – Ground Oriented Housing) in the Official
Community Plan (OCP).
The RGO (Residential – Ground Oriented Housing) land use designation is defined in the
OCP as:
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.
Complementary Uses: Home based businesses, small scale local commercial uses
(e.g. corner stores), small scale institutional uses (e.g. child care, care facilities),
utilities, transportation corridors, parks, open space, and community facilities.
Maximum Density: Low density multiple unit residential.
4.0

PROPOSAL

The applicant is proposing an OCP amendment to change the designation of the two
properties from RGO (Residential – Ground Oriented Housing) to RM (Residential Multiple
Unit Buildings), in order to allow a rezoning and to permit the construction of a four -storey
stacked townhome development. The prospective applicant for the OCP amendment has
submitted a letter explaining the request and the rationale for this request; as Attachment 1 to
this report.

Agenda Item 1/2020
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It is worth noting that the applicant is proposing that an OCP amendment be considered for
the subject properties, to allow stacked townhomes on the site, in exchange for securing
100% of the residential units as family-oriented rental suites. This is a form of rental housing
not normally secured within the City. This proposal falls outside of current City policy.
Thus, in order to enable special consideration, a 2-stage PAR process has been made
available for this development application.
A set of drawings for a similar stacked townhouse development by the applicant, which has
been approved for construction at 2422 Franklin Street in the City of Vancouver, is
Attachment 2 to this memo. LUPC will note that the City of Vancouver example of a similar
project (i.e., Attachment 2) is sited on a corner lot, with a rear lane, which makes it easier to
site a stacked townhouse project than on the subject site at 337 and 339 Keary Street, which
is mid-block with no back lane.
4.1 Considerations in favour of the proposal
 Stacked townhomes are a building form that is encouraged in some parts of the region
as an innovative housing type that is not easily found; this is part of bridging the gap
between single-family homes and condominiums.
 Like side-by-side townhomes, stacked townhomes are particularly well suited to
young families, and are generally designed as ground oriented units with individual
entrances, outdoor space and either two or three bedrooms.
 Like duplexes, the layout of stacked townhomes makes them ideally suited to
multigenerational occupancy. For example, grandparents could live in the downstairs
unit and the couple with children could live in the upper units.
 RM (Residential Multiple Unit Buildings) is the designation for the lot directly north
of the subject properties (338 Hospital Street, which is a 4 storey building).
 The applicant estimates the provision of 25-30 new two- and three-bedroom rental
suites ranging from 900-1100 sq. ft. on this site.
 337 and 339 Keary Street is a site that is not currently secured as purpose -built rental.
 There is no lane behind/to the north of the subject properties. The design of parking
for side-by-side townhomes has proven difficult to achieve in this context. There is a
possibility that the site is largely sterilized from townhome development as a result,
unless further lot consolidations can occur.
 The proposed site is less than 500 metres away from the Sapperton SkyTrain station
and the Royal Columbian Hospital (RCH), and in close proximity to Robert McBride
Elementary school and other amenities. (It should be noted that there is a debate
amongst staff on whether stacked townhomes ought to be considered ground-oriented
or not; however it is described as a ground-oriented housing form by the City of
Montreal and the City of Vancouver, among others.)
 RCH has expressed a desire to see greater numbers of ground oriented units in close
proximity to the hospital to benefit their employees (and help attract new employees).

Agenda Item 1/2020

LUPC Agenda Package Page 10

Back to Agenda

City of New Westminster

January 27, 2020

4

4.2 Considerations counter to the proposal
 The (RGO) Residential – Ground Oriented Housing land use designation anticipates a
mix of ground oriented infill housing forms which are complementary to the existing
neighbourhood character. Three- and four-storey townhousing could impact the
livability of adjoining and proximate single family homes.
 Other applications that would have required an OCP amendment from RGO to RM
have been discouraged by staff given how recently the OCP was adopted. The OCP is
still believed to align with community expectations in terms of acceptable building
form.
 The Infill Townhouse (RT) zoning district, designed to allow for side -by-side
townhouses on RGO designated lands, specifically includes a relativity low Floor
Space Ratio (FSR) to ensure that there would be a gradual pace of change and a mix
of housing forms on a block, rather than rapid redevelopment of existing
neighbourhoods.
 Side-by-side townhomes are easier to design with respect to achieving higher quality
open space, in comparison with stacked townhomes.
 Despite stacked townhomes being family-oriented, they are nevertheless generally not
accessible due to characteristic entranceway stairs as well as stairways typically being
located within the units of multi-storey townhouse developments.
 With the implementation of RGO land use designations, staff has anticipated that the
most challenging sites to redevelop for infill housing would be smaller sites, sloping
sites, shallow sites, and sites with no rear lane access. A creative design approach
would be required to address each of these challenges, but staff believe a design under
the existing RGO designation is possible.
 All applications must demonstrate how the proposed building(s) appropriately
transition to neighbouring properties. The additional height associated with a stacked
townhouse form would make this transition more challenging.
4.3 Other Considerations
 The two existing dwellings on-site were constructed in 1906 and 1907. Any
applications should assess the heritage value of these dwellings, and explore the
opportunity for retention.
 Trees on-site (and on adjacent properties) would be impacted and would need to be
addressed through any redevelopment proposal.
 Not having a rear lane will add extra complexity to the redevelopment of this site,
regardless of form. In particular the lack of lane makes it challenging to accommodate
and design for parking.
 The high demand for on-street parking in the area must be considered in conjunction
with any potential exploration of a reduction of on-site parking spaces.
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 If a parking reduction is approved the residents of the building would not qualify for
resident-only on-street parking permits.
 The reduction of two driveways down to one would have a positive impact on onstreet parking.
5.0

OPTIONS
1. That LUPC direct staff to support the applicant in moving to a full OCP Amendment
application at this time.
This option would reflect strong support for an OCP amendment in exchange for
securing 100% market rental for approx. 25-30 stacked townhome units.
2. That LUPC direct staff to support the applicant in proceeding to Stage Two of the
Preliminary Application Review Process.
This option would reflect LUPC’s desire to more fully review a preliminar y
application before offering support in principle for pursuing this development
application any further.
3. That LUPC direct staff to elicit feedback from the Mayor’s Task Force on Affordable
Housing and Child Care and/or from all of Council on the many considerations listed
in favour of and counter to the proposed OCP amendment application.
This option would reflect LUPC’s position that there are strong considerations in
favour of and counter to the proposed OCP amendment, and that the tradeoffs
between secured family-oriented rental suites against the potential negative impacts
of increased density and height must be carefully considered.
4. That LUCP direct staff to discourage further consideration of an OCP amendment
application on this site.
This option would reflect LUPC’s position that given the relative newness of the OCP,
an amendment process would not likely be supported at this time, even in light of the
offer to secure the units as rental for 60 years or the life of the building.
5. That LUPC provide other direction to staff.

Staff recommends Option 3.
6.0

NEXT STEPS

Should the Land Use and Planning Committee support the staff recommended option above,
staff will work with the applicant in ensuring additional consideration of a potential OCP
amendment for the subject properties.
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Should LUPC provide other direction to staff that supports further consideration of an OCP
amendment for this site, staff will support the applicant to move initially to Preliminary
Application Review Stage Two (if preferred), or directly to the formal application stage
which would include applications for an OCP Amendment, Rezoning, and Development
Permit. The OCP amendment, rezoning and development permit applications could be
considered concurrently or sequentially, at the applicant’s preference.

ATTACHMENTS
Attachment 1: Applicant's Rationale Letter
Attachment 2: Draft Drawings of Similar Stacked Townhouse Development

This report has been prepared by:
Emilie Adin, Director of Development Services

Emilie K Adin, MCIP
Director of Development Services
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Attachment 1
Applicant’s Rationale Letter
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Sapperton Holdings Inc
862 Renfrew St
Van, BC
V5K 4B6

December 2, 2019

Attention:

Emilie K Adin, MCIP, Director of Development Services

Re: Proposed Stacked townhouse development for 337 & 339 Keary St.

Dear Emilie,

Thank you for meeting with me and my team on Friday, Nov 29th. I came out of the meeting
with a renewed excitement to develop a rental building in the City of New Westminster to help
with the shortage or rental stock in the Sapperton neighbourhood.
Sapperton Properties Ltd purchased the site at 337 & 339 Keary St. almost 3 years ago. We have
been working with city staff to come up with a development that is consistent with city policies
and the objectives of Sapperton Properties. Two proposals for ground oriented townhouses did
not work because of parking requirements and no back lane. The numbers simply did not work
for these proposals.
The subject site is located within the Sapperton Neighbourhood, which is family friendly, diverse
and walkable, close to schools, shopping, hospital, rapid transit and civic amenities. The site is
rectangular (131.83ftx131.27ft= 17,305.3 square feet) with no back lane. The biggest challenge
with the current site is the lack of a back lane which makes entrance to over ground parking
extremely difficult.
The proposed site is designated RGO in the present OCP. We would be seeking an OCP
amendment to change the designation to RM (Residential Multiple Unit Buildings), which is the
designation for the lot directly behind (north) of our property. We also require a rezoning to a
comprehensive development zone.
Directly behind our property at 338 Hospital St. is a 4 storey building with a FSR of 1.38. We
are proposing to build a 4 storey stacked townhouse rental building at 337 & 339 Keary St. with
underground parking.
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Some of the proposed features of this rental building will include:
- 4 storey stacked townhouse rental development guaranteed as rental stock for 60 years
- Family friendly design with 2- and 3-bedroom townhouse unit mix throughout the
building
- Each townhouse unit will have a defined private entrance with adjacent green space
where possible.
- Underground parking will allow for more usable outdoor space for each unit.
- 1.0 underground parking per unit
- 1.5 bicycle parking per unit
- Spacious storage units that can also be used for stroller parking
- Proposed FSR ranging from 1.4-1.8 dependent on final design after consultations with
planning and neighbourhood
- Proposed 25-30 rental suites ranging from 900-1100 sf
- Architect with community sensitive design experience will be hired to design the
building
Building will be designed to be ready to utilize the Sapperton Renewable District Energy
System once available to reduce environmental impact. Solar and other energy
inefficiencies will be built into the overall design.
We will explore opportunities to minimize tree loss, and where necessary, ensuring that
replacement trees are provided.
We will install fiber optic cable in each unit that is consistent with New Westminster's
Intelligent City program
Given the proposed site is less than 500 meters away from Sapperton sky train and the Royal
Columbian Hospital which is undergoing massive expansion, this rental building could not have
come at a better time. There is a lack of accommodations, especially rental options in this
particular neighbourhood. Our proposed rental units will be ideal for medical professionals who
will be working in the neighbourhood. These family friendly townhouses will also well serviced
by the new McBride elementary school that is being constructed.
Feel free to contact me directly if you have any further questions. I look forward to getting
feedback from the next Land Use and Planning Committee meeting on January 27, 2020.

Sincerely yours,

Lisa Chan
Sapperton Properties Ltd.
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Attachment 2
Draft Drawings of Similar Stacked Townhouse
Development
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

1/27/2020

From:

Emilie K Adin, MCIP
Director of Development Services

File:

HER00729

Item #:

2/2020

Subject:

208 Fifth Avenue: Heritage Revitalization Agreement - Preliminary
Report

RECOMMENDATION
THAT the Land Use and Planning Committee endorse the recommendations
summarized in Section 6 of this report and direct staff to work with the applicant to
integrate the Committee’s feedback prior to proceeding with p ublic consultation; and
THAT the Land Use and Planning Committee recommend that staff proceed with
processing the Heritage Revitalization Agreement as outlined in Section 5 of this
report, once the Committee’s feedback has been integrated into the proposa l.

EXECUTIVE SUMMARY
An application for a Heritage Revitalization Agreement (HRA) has been received which
would permit subdivision to create a new single detached dwelling lot in exchange for
restoration and stronger protection of a heritage house in the Queen’s Park Conservation
Area. The proposal includes bylaw and design guideline relaxation requests related to lot
size, floor space ratio, yard setbacks, and attached garages, which are each discussed in this
report. Also discussed is the project’s impact on a specimen sized evergreen tree, shared with
the neighbour. Staff are recommending these items be resolved prior to the application
proceeding to public consultation.
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1.0 PURPOSE
The purpose of this report is to request the Land Use and Planning Committee’s (LUPC)
feedback on the application details, and to request LUPC direction for staff to proceed with
processing the application as outlined.
2.0 BACKGROUND
2.1 Site Characteristics and Context
The property is approximately 8,200 sq.ft./809 sq.m. and is located mid-block on Fifth
Avenue in the northeastern corner of the Queen’s Park neighbourhood, an area of single detached dwellings. The property is double fronting: on Fifth Avenue to the north and Elgin
Street to the south. Both streets are classified as local roads, though Fifth Ave is standard
width and Elgin is narrow (with a similar width to a lane). A site context map and aerial
overhead image is below:

2.2 Policy and Regulation
The existing house on site was built in 1910 and is protected through the Queen’s Park
Heritage Conservation Area. The site is zoned RS-4, which is based on the standard singledetached dwelling zone (RS-1) with the inclusion of the Heritage Conservation Area
incentives. The proposed project is consistent with the low density (RD) Official Community
Plan (OCP) land use designation for the neighbourhood, though requires relaxations to the
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Zoning Bylaw. As such, a Heritage Revitalization Agreement (HRA) is proposed. The HRA
would fully protect the 1910 house through a Heritage Designation Bylaw in exchange for
the requested zoning relaxations. More information on these policies and regulations is
available in Appendix B.
2.3 Heritage Value of Existing House
The house was constructed in 1910 by local builder Robert Lane. The house has historic
value for being representative of the Edwardian era building boom in New Westminster,
which followed the city’s recovery after the 1898 fire. The house also has cultural
significance as an example of modest residential construction, reflective of the
neighbourhood’s under-represented working-class history. Lastly, the house has aesthetic
value as being one of few surviving Colonial Revival style houses, and having very high
integrity due to original windows, combed cedar siding, and intact architectural details.
Below are photographs of the house, provided by the project’s heritage consultant:

Further review of the heritage value of the house and any conservation work proposed would
be conducted by the Community Heritage Commission, should the application proceed in the
development review process. The conservation work proposed would also be guided by the
Standards and Guidelines for the Conservation of Historic Places in Canada (more
information available in Appendix B).
3.0 PROJECT DESCRIPTION
The application is to subdivide the property into two single detached dwelling lots. The
subdivision would be parallel to the streets. The existing heritage house would be relocated
forward onto the north lot fronting Fifth Avenue and a new house would be built on the
south lot fronting Elgin Street. The houses would back onto each other. The proposal
for
ProjectisNorth
both lots to be smaller than standard size (6,000 sq.ft./557 sq.m.) at small lot size (>4,000
sq.ft./372 sq.m.). Each lot is proposed to have driveway access from Fifth Avenue and Elgin
Street, respectively. Secondary suites are not proposed for either house at this time, and no
carriage houses could be accommodated on the lots in the future, should the application be
approved. A three dimensional rendering of the site is provided below:
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The proposal would require relaxations for the following elements of the Zoning Bylaw or
Queen’s Park Design Guidelines:






minimum lot size for both lots;
maximum floor space ratio (FSR) for both lots;
rear yard setback on the heritage house lot;
front yard setback on the new house lot; and
front facing, attached, and enclosed garages for both lots.

Further detail is provided in Section 4 of this report.
A site plan, architectural elevations, and street context images form Appendix A. The
applicant has also submitted an introduction and design rationale letter, which is available in
Appendix D.
4.0 DISCUSSION
4.1 Overall Evaluation
The proposal is generally consistent with the land use designation of the OCP. Additionally,
the proposed protection of the heritage house, in exchange for small lot subdivision, is
considered reasonable through an HRA.
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However, the project as currently proposed is not consistent with the City’s pas t practice on
HRAs as it relates to density and massing, the proposed site plan impacts a shared protected
tree, and the house designs include attached front facing garages, which are not permitted
under the Queen’s Park Heritage Conservation Area Design Guidelines. These aspects would
need to be resolved prior to the application proceeding through the development review
process.
4.2 Balancing Heritage Benefit
When Council considers entering into an HRA with a property owner, one of the objectives
is to balance the benefits to the property owner with the benefits to the public. In this
proposal, the heritage benefit to the community is the full legal protection of the heritage
house through a Heritage Designation Bylaw. In the City’s Policy for the Use of Heritage
Revitalization Agreements (see summary of the policy in Appendix B), lot size, density, and
siting or massing elements may be considered for relaxation in exchange for Designation of a
heritage house. As such, the concept of the overall proposal is worthy of consideration.
Relaxation to small lot size (> 4,000 sq.ft./372 sq.m.) in order to facilitate subdivision, as is
proposed in this application, is consistent with the City’s past practice for HRAs. Similarly
and as noted above, under the City’s policy and past practice, floor space ratio (FSR) may
also be considered for relaxation through an HRA. In the past, HRAs with similar contexts to
this application have been permitted both small lot subdivision as well as an increase in FSR
for each lot. Projects that allowed both of these relaxations (approved within the last five
years) are listed and averaged in Appendix C. The density increase is generally 20%-30%
greater than the Zoning Bylaw maximum, with a slightly higher density increase permitted
on heritage house lots in comparison to lots where new houses are constructed.
Does the LUPC recommend that staff advise the applicant that an HRA which would allow
small lot subdivision and density relaxations for both lots is generally supportable for
further exploration?
Though relaxations to lot size and density are considered reasonable through an HRA, and
are the requests are generally consistent with City policy for this site, permitting all of the
requested relaxations creates a high private benefit. Therefore, the scope of those relaxations,
and any additional relaxations requested, should be carefully considered in relation to the
community heritage benefit.
4.3 Density and Massing
Heritage House Density
In the past, and on average, HRAs for small lot subdivision received a density relaxation of
28% above what is otherwise allowed for the heritage house lot. In this application, the
relaxation is requested at 58% above what is otherwise allowed: the lot is proposed at 0.79
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FSR. This is 30% greater than similar HRAs, and 13% above the Heritage Conservation
Area incentive program’s density bonus (maximum of 0.7 FSR). Furthermore, the additional
floor space, above the standard relaxation, is in part being proposed in a rear addition on the
second storey of the existing heritage house. The additional bulk and alteration to the house’s
roofline are considered by staff to negatively impact the identified heritage features of the
house.
Overall, the provision of density relaxation to 0.79 FSR is not considered reasonable as it:
 exceeds the City’s past practice;
 exceeds the Heritage Conservation Area’s incentives, which were recently developed
with input from Council and the community;
 has a negative impact from a heritage conservation perspective; and
 must be considered in combination with the other relaxations requested.
Does the LUPC recommend that staff advise the applicant that an HRA which would allow a
density increase to the heritage house could be further explored, provided that the proposal
aligned with the Heritage Conservation Area incentives program (a maximum of 0.7 FSR)?
Rear Yard on Heritage House
Should the proposed subdivision be supported, the front yard of the heritage house lot would
be permitted at 12 ft. / 3.6 m. deep. However, the applicant is proposing a deeper front yard
of 15 ft./4.6 m. Creating a larger front yard better aligns with, and provides light and space
to, the neighbouring house to the west. It also helps to maintain the continuity of the
streetscape. These are both important considerations, as the heritage house is proposed to be
relocated forward from its existing location.
However, the larger front yard would result in a small rear yard: the rear yard is proposed at
5 ft. / 1.5 m., where otherwise 12 ft. / 3.6 m. would be required. This is a relaxation of 60%.
The substantial relaxation is considered supportable as:
 approximately 1,800 sq.ft./167 sq.m. of private outdoor space (enclosed with a fence,
and accessed from the main level of the house) would be provided in the side yard;
 the rear of the house is designed to minimize impacts on privacy and overlook to the
rear yard of the new house to the south;
 few original features remain on the main floor of the rear of the house and as such
there is no heritage impact from an addition at that level;
 the rear yard would be wide enough to allow access for regular maintenance to the
house and for emergency services;
 fire and spatial separation requirements under the Building Code can be achieved; and
 future purchasers of both houses would be making their purchase decision with full
knowledge of the reduced rear lot setback.
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Does the LUPC recommend that staff advise the applicant that an HRA which would allow a
rear yard setback relaxation for the heritage house lot co uld be further explored, provided
that appropriately sized yard space was allocated elsewhere on site?
Proposed New House Density
For similar HRAs, the average density relaxation for a lot with a new house is 22% above
what would otherwise be allowed. The new house lot in this application is currently
proposed at 0.76 FSR which would be 52% above allowed. The proposed density also
exceeds the Heritage Conservation Area incentive program density bonus by 8%—for which
a new house would not in any case typically qualify. This is an important consideration as
increased density allows greater building bulk which in turn impacts shadowing, light, and
privacy for neighbouring properties, especially on a small site. As such, the density proposed
for the new house lot is considered by staff to be higher than reasonable.
Does the LUPC recommend that staff advise the applicant that an HRA which would allow a
density increase to the new house could be further explored, provided that the proposal
aligned with similar HRAs (a maximum of 0.65 FSR)?
Front Yard on New House
The front yard of the new house lot is proposed to be reduced to 12 ft. / 3.6 m. whereas 14.5
ft. / 4.4 m. is required under the Zoning Bylaw. The Bylaw requirement could be achieved
by:
 shifting the proposed building footprint roughly 2.5 ft. / 0.7 m. to the north, as the rear
yard is deeper than required by almost 10 ft. / 3 m.; or
 reducing the width of the building footprint by 2.5 ft. / 0.7 m. (currently proposed at
36 ft./11 m. wide).
Does the LUPC recommend that staff advise the applicant that the Zoning Bylaw
requirement for the front yard setback on the proposed new house lot should be met?
4.4 Impacts to Shared Tree
A specimen sized evergreen tree is located in the north-west corner of the site. The tree is
shared between this property and the neighbour to the west. The neighbour to the west has
indicated to the City that they want to retain this tree. The City is legally prohibited from
issuing a tree removal permit for a shared tree without both owners’ consent, unless the tree
provides an imminent threat to public safety on public lands.
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The proposed site plan negatively impacts the critical root zone of the tree, due to the
proposed location of the heritage house with new full basement and its parking and driveway
access: see illustration below. The site design would need to be reconfigured to address these
issues, given that a tree removal permit cannot be supported by the City at this time.

Low impact root mapping of the protected tree would help to identify the extent of the key
roots and potentially provide redesign options. At this time, alternative design options could
include:
 a shift in the planned location of the heritage house towards the east of the site, which
currently has a 21 ft./6.4m. side yard;
 shared driveway access for both lots from Elgin Street; or
 driveway access from the eastern side of the lot, as City Arborists from the Parks and
Recreation Department are comfortable with the removal and replacement of the
public boulevard tree (at a two: one ratio).
Does the LUPC recommend that staff advise the applicant that the site plan should be
revised to minimize impact to the protected tree prior to the HRA application proceeding
with public consultation?
4.5 Enclosed Garages
Enclosed, front facing garages, are proposed for both the heritage and new houses. This is
not permitted under the Queen’s Park Heritage Conservation Area Design Guidelines. The
applicants have submitted a rationale letter for the inclusion of an attached, enclosed, frontfacing garage on both houses, which are available in Appendix D.
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Heritage House
In addition to not being supported by the area’s design guidelines, the proposed attached and
front facing garage is not sympathetic to the heritage house and covers original windows
which are identified as heritage character elements of the building. Alternative design
options could include:
 a suspended carport or parking pad, with the house in the current proposed location
(suspended design would mitigate impacts to the shared tree);
 standard at grade carport or parking pad, if the house were in an alternate location; or
 an enclosed and attached garage at the rear of the house (could be accessed from a
shared driveway from Elgin Street).
Does the LUPC recommend that staff advise the applicant that an alternative garage or
parking design should be provided for the heritage house, prior to the HRA application
proceeding with public consultation?
New House
An attached enclosed garage is also shown on the main façade of the proposed new build. In
addition to being contrary to the area’s design guidelines, the garage is generally not
permitted as it is considered to contribute to the bulk of the building on a small lot.
Alternative design options include:





a side or rear yard parking pad;
a detached garage in the rear yard;
an attached carport; or
an attached garage accessed from the side or rear of the house, rather than the front.

However, given that the new house would front Elgin Street, which:
 functions primarily as a lane;
 is only fronted by one other house, which has an attached garage; and
 is fronted primarily by detached garages;
staff considers a relaxation to the area’s design guidelines to permit the front-facing attached
garage to be reasonable in this case.
Does the LUPC recommend that staff advise the applicant that a front facing attached
garage could be supported in the case of the proposed new house fronting on Elgin Street?
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5.0 CONSULTATION AND REVIEW PROCESS
The anticipated steps in this application’s review process are:
1.
2.
3.
4.
5.
6.

Preliminary report to the Land Use and Planning Committee (we are here);
Review of the project proposal by the Community Heritage Commission;
Presentation of the project proposal to the local Residents Associatio n;
A Public Open House, hosted by the applicant team;
Council Consideration of First and Second Readings of the project’s Bylaws; and
A Public Hearing, followed by Council’s Consideration of Third Reading and
Adoption of the Bylaws.

Note: As this project would result in fewer than six housing units, it would not be forwarded
to the Advisory Planning Commission or the New Westminster Design Panel for review and
comment.
6.0 FEEDBACK FROM THE LAND USE AND PLANNING COMMITTEE
Staff is seeking general feedback from the LUPC on this project proposal, direction to
proceed with processing the project as a streamlined application (Section 5), and
endorsement of the following recommendations (detailed in Section 4):
The Land Use and Planning Committee recommend that staff advise the applicant that:
1. that an HRA which would allow small lot subdivision and density relaxations for both
lots is generally supportable for further exploration;
2. an HRA which would allow a density increase to the heritage house could be further
explored, provided that the proposal aligns with the Heritage Conservation Area
incentives program (a maximum of 0.7 FSR);
3. an HRA which would allow a rear yard setback relaxation for the heritage house lot
could be further explored, provided that appropriately sized yard space was allocated
elsewhere on site;
4. an HRA which would allow a density increase to the new house could be further
explored, provided that the proposal aligns with similar HRAs (a maximum of 0.65
FSR);
5. the Zoning Bylaw requirement for the front yard setback on the proposed new house
lot should be met;

Agenda Item 2/2020

LUPC Agenda Package Page 42

Back to Agenda

City of New Westminster

January 27, 2020

11

6. the site plan should be revised to minimize impact to the protected tree prior to the
HRA application proceeding with public consultation;
7. an alternative garage or parking design should be provided for the heritage house,
prior to the HRA application proceeding with public consultation; and
8. a front facing attached garage could be supported in the case of the proposed new
house fronting on Elgin Street.
7.0 INTERDEPARTMENTAL LIAISON
The City has a project-based team approach for reviewing development applications. This
application has been reviewed by Engineering (Transportation, Servicing), Fire, Electrical,
Parks and Recreation, and Development Services (Building, Planning, Trees, Heritage)
Departments who provide comments to the applicant throughout the development review
process.
8.0 OPTIONS
The following options are provided to the Land Use and Planning Committee for their
consideration:
1) That the Land Use and Planning Committee endorse the recommendations
summarized in Section 6 of this report and direct staff to work with the applicant to
integrate the Committee’s feedback prior to proceeding with public consultation;
2) That the Land Use and Planning Committee recommend that staff proceed with
processing the Heritage Revitalization Agreement as outlined in Section 5 of this
report, once the Committee’s feedback has been integrated into the proposal;
3) That the Land Use and Planning Committee recommend that staff advise the applicant
that the proposal should return to the Committee for additional review and feedback,
prior to proceeding with public consultation;
4) That the Land Use and Planning Committee provide alternative feedback.
Staff recommends Options 1 and 2.
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ATTACHMENTS
Appendix
Appendix
Appendix
Appendix

A: Drawing Package
B: Policy and Regulations Summary
C: Comparison Table of FSRs for Small Lot Subdivision HRAs
D: Applicants’ Introduction Letter and Rationale Letters for Attached Garages

This report has been prepared by:
Britney Dack, Heritage Planner
This report was reviewed by:
Jackie Teed, Senior Manager of Development Services

Emilie K Adin, MCIP
Director of Development Services
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POLICY AND REGULATIONS
Official Community Plan Land Use Designation
The Official Community Plan (OCP) designation for this site is Residential: Detached
and Semi-Detached which allows low density residential, primarily in the form of single
detached dwellings with secondary suites, duplexes, and accessory dwelling units (e.g.
laneway house, carriage house). The OCP also indicates that, through a Heritage
Revitalization Agreement (HRA), a property may be eligible for incentives such as a
smaller minimum lot size, an increase in density, or reduced parking requirements, which
would make it viable to conserve assets with heritage merit. The proposed application is
consistent with the OCP designation for this site.
Queen’s Park Heritage Conservation Area
The subject property is protected under the Queen’s Park Heritage Conservation Area.
The proposed Heritage Designation and HRA would provide a higher level of protection,
design control, and development regulations than the Heritage Conservation Area. The
additional protection and sensitive infill proposed is consistent with the goals of the
Heritage Conservation Area.
Queen’s Park Heritage Conservation Area Design Guidelines
The Queen’s Park Heritage Conservation Area Design Guidelines are the basis for
assessing projects within the Queen’s Park neighbourhood. The evaluation is based on an
examination of the existing character of the surrounding area and the building itself. The
guidelines aim to respect the integrity of historic buildings, while ensuring new
construction is sympathetic to the character of the neighbourhood. The application has
been evaluated against these design guidelines.
Zoning Bylaw
The existing zoning for the site is RS-4 Queen’s Park Single Detached Dwelling District.
The intent of this district is to allow single detached dwellings with secondary suites and
a laneway or carriage house. In this zone, the maximum floor space ratio (FSR) for
principal houses which are protected under the Heritage Conservation Area is 0.7. An
additional 10% of the lot area is available for a laneway or carriage house. The proposed
application would require relaxations to the Zoning Bylaw. As such, a Heritage
Revitalization Agreement is required to permit the proposal.
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Heritage Revitalization Agreement
A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City
and a property owner for the purposes of heritage conservation. In exchange for longterm legal protection through a Heritage Designation Bylaw and exterior restoration,
certain zoning relaxations are considered. An HRA does not change the zoning of the
property, rather it adds a new layer which identifies the elements of the zone that are
being varied or supplemented. An HRA is not legally precedent setting as each one is
unique to a specific site.
Heritage Related Design Guidelines
Council endorsed The Standards and Guidelines for the Conservation of Historic Places
in Canada in 2008 as a basis for assessing heritage conservation projects within the city.
These are national guidelines for best practice in heritage restoration, rehabilitation, and
design. The goal of the Standards and Guidelines is to promote heritage conservation best
practice while ensuring respectful and sensitive new construction. HRA applications are
evaluated against these guidelines.
Heritage Designation
A Heritage Designation Bylaw is a form of land use regulation that places long-term legal
protection on the land title of a property. Any changes to a protected heritage property
must first receive approval from City Council (or its delegate) through a Heritage
Alteration Permit (HAP). Future development is no longer entitled, but could be
permitted by Council with an HAP.
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FSR FOR SMALL LOT SUBDIVISION HRAS FROM 2015-2019
HRA Address
632 Second St
1935 Eighth Ave
218 Queen’s Ave
224 Sixth Ave
720 Second St
223 Queen’s Ave
1407 Seventh Ave
420 St. George
327 Fourth St
223 Queen’s Ave
Average
208 Fifth Ave
*This Proposal*

Doc # 1554072v2

Year Approved
2019
2019
2019
2018
2017
2016
2016
2015
2015
2015
-----

FSR Heritage Lot
0.62
0.61
0.55
0.50
0.65
0.60
0.69
0.69
0.89
0.64
0.64
0.79

FSR New Build Lot
0.66
0.50
0.40
0.64
0.65
0.66
0.67
0.62
0.61
0.65
0.61
0.76
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Appendix D
Applicants’ Introduction Letter and Rationale
Letters for Attached Garages
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INTRODUCTION - HRA FOR 208 5th AVENUE, NEW WESTMINSTER
My husband and I bought our property in 2014 with the plan of saving up so that we could knock the
small house down and build our dream home. Over the years we had saved and saved and just as we
thought we were in a position to fulfil our dream, Queens Park became a heritage conservation area,
with limitations placed on what we could do with our property. Our plans therefore could not be realized.
So after this shock, rather than push for our property to be taken out of the advanced category, we
embraced the heritage conservation and pursued a HRA and with a positive attitude we consulted with
Britney Dack and Councilor McEvoy, to discuss the City’s appetite for us to subdivide our land so we
could restore/rehabilitate our heritage home at 208 5th Avenue and build a modified version of our dream
home on Elgin Street (our property goes from 5th Ave to Elgin St). Both Britney Dack and Councilor
McEvoy provided positive feedback and over the next twelve months our plans were informally reviewed
by the City. Feedback received from the City, resulted in the plans being changed and this process was
repeated approximately 3-4 times over the 12 months. We have updated the plans addressing the
majority of the City’s feedback.
We are not developers. In fact, we will likely move back into the house for a period of time our hope is
that our daughter’s family immigration from England to Canada will be successful and they will be able
to reside at the 208 5th Ave. We will then reside at the new build on Elgin Street. We have put an
incredible amount of thought into the location and design of the houses, so that there are no issues with
privacy and shading/light for these houses as well as neighbouring houses. For example, there is only
one window on the sides of the new build and this window is not clear glass (bathroom window). In
addition, there is no upper level of the new build on the north east corner.
We have submitted our application on the premise that the gigantic shared tree with 212 5th Avenue will
be removed. The City has advised that our neighbor’s consent is required for them to issue the tree
removal permit. We are in communication with our neighbors regarding this and are moving forward
on the fact that this tree will be removed.
Overview of 208 5th Ave. Plans
In consultation with our heritage consultant and designer, the house will look the same from the front
as is required by the HRA. It is being preserved, restored and rehabilitated. Basically, the current
house will be moved forward and the main garden will be at the side of the house. The changes are:
-

The modern late addition at the rear of the property is being removed.
Rear dormer on the east side will be changed slightly to mirror the existing west dormer.
Recessed garage being added to west side of property. (See Garage Document).

The site coverage for the house is only .27 and adding the .05 garage the whole site coverage is only
.32. The FSR of the house is .74. The size of the house is basically what it’s size currently is. We feel
we should not be penalized for being above the .7 as we are preserving, restoring and rehabilitating
this house and its size is what its size is!
City Feedback/Issues
The City’s latest feedback shared concerns with the following items, which we have addressed
in this document:
-

-

Garage: The attached garage is at the rear of the property and in keeping with the
neighboring attached garages. See separate garage document titled ‘Garage Facts and
Importance of Including a garage”.
Dormers: We have updated the dormer design following the City’s latest feedback, however,
would like to comment as follows. The dormer on the east side will mirror the dormer on the
west side and is in keeping with the Colonial style house and roofline (bell-cast hipped
roofline). Many old heritage houses in Queens Park have ‘quirky’
upstairs
and rooms
LUPC
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you cannot stand upright in. Our house is the same and we believe that owners who are
paying considering amounts of money to restore their heritage houses should be able to
make small changes so that the heritage house is suitable for families for modern day living.
No parent will sleep upstairs and have their children in the basement or visa versa, as per
the Coriolis report/study. This small change to the dormer at the rear of the property, does
not change the streetscape. We hope the City understands and supports the dormers.
Overview of Elgin Street Plans
The design of the new build is in keeping with the houses in Queens Park and in particular with the
house opposite on Elgin Street. When we started this project, we were informed that as we are
submitting an HRA we should be able to have .7 FSR. As you know City Council approved for a .7 FSR
under the HRA as an incentive for owners. We are disappointed that we have subsequently been asked
to reduce this to .65, thus resulting in us having to go without a garage. We welcome the opportunity
to discuss with Council adding the garage back into our plan as we believe a fundamental aspect of
modern secure living includes an attached garage. We are also perplexed that the City provides a
.7FSR incentive and yet the City feedback is that Queens Park Guidelines are .65!
City Feedback/Issues
The City’s feedback as at December 2019 shared various concerns which have been addressed
in our January 6th, 2020 submission. We would like to comment on the following items:
-

Removing massing from the top floor:
o There is not a top floor over the whole of the house. At least one quarter of the house
(north east) only has a ground floor level. We are disappointed with this feedback,
when other new builds (St Patrick) and recent builds (College Court and 3rd St) have
full upper floors and are large houses as wide as the property line, less the 5 feet
clearance on each side. However, the house has now been redesigned to reduce
massing. The height of the house/roof has now been lowered to reduce bulk and
massing. The height of the house/roof has been reduced and is now lower than the
maximum height requirement.
o The top floor does not impact neighbor’s privacy or light.
▪ Only one window on the west side and this is unclear glass as it is a bathroom.
Neighbours will have privacy.
▪ The position of the sun re light was taken into account in designing and
positioning the houses and neighbors are not impacted. The easterly and
westerly neighbors will still have sun and light. The height of the house/roof
has now been lowered to reduce massing and now has even less of an impact
on neighbours re privacy and shading.
o Our house is less than the maximum .35 site coverage and is below the .7 FSR. We
hope that the City supports this lovely design, which is in keeping with the houses in
the area.

-

Basement Room & Crawlspace: The basement & crawlspace plan has been updated.

The greatest concessions made is ours in that we are keeping a heritage home in Queens Park and at
great expense renovating it to make it a proper family home. We have taken into account all the City
staff comments. Therefore, we hope that the City will support our application and would be delighted
to discuss our project further with staff and Council.
Thank you for your consideration.
James and Gillian Jamieson
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NEW BUILD ON ELGIN STREET – ATTACHED GARAGE
The proposed attached garage on Elgin Street is consistent with the streetscape of Elgin Street.
100% of Eglin Street addresses have attached garages.
208 Elgin Street, which is opposite the proposed new build, has an attached garage (see fig 1
and 2).

Fig 1

Fig 2
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In addition, the house next door to the proposed new build has an attached garage (see fig 3).

Fig 3

Many of the garages on the 200 block of Elgin Street have double garages (see fig 4-7). Whereas
the proposed new build will only have a single garage and is set back from the sidewalk.

Fig 4 – Double Garage
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Fig 5

Fig 6
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Fig 7

The following (Fig 8) is an example of another attached garage on Elgin Street.
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Further examples (Fig 9) of double and triple garages on Elgin Street.

Fig 9

As well as being in keeping with the streetscape of Elgin Street, it is important for the proposed
new house to have an attached garage. This is so that our vehicle can be parked in the garage
and not parked on Elgin Street. As Elgin Street is a narrow street, with the 200 block being only
20 feet and 3 inches wide, at the widest part and only 11 feet wide, at the narrowest part, it is
important not to have the vehicle associated with the new build parked on the street/congesting
the street. Emergency vehicles as well as the garbage and recycling trucks, Canada Post and
delivery trucks need to be able to drive down Elgin Street.
Having had several break-ins to our vehicle parked in the car port of 208 5th Avenue, it is also
important to us to have our vehicle parked securely in the garage. As well as being important to
us, it is also a deterrent to the thieves.
The proposed attached garage has been designed to be in keeping with the attached garages
of Elgin Street and is in keeping with the Elgin Street streetscape.

.
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GARAGE FACTS AND IMPORTANCE OF INCLUDING A GARAGE
There are many garages, including attached garages in the Queens Park area of New
Westminster.
The proposed attached garage at 208 5th, Avenue, is consistent with the streetscape of 5th
Avenue. The proposed attached garage is set at the rear of the property and the design is in
keeping with the other garages in Queens Park.
Surrounding houses have attached garages, as shown in the photos below. This includes the
house next door to 208 5th Avenue which has a double garage and that double garage is actually
closer to the sidewalk. The house opposite also has a garage. The houses on our block on the
opposite side of the street have driveways leading to garages and/or parking areas.
There are further examples of attached garages in the area, including a partial underground
garage further along 5th Avenue and attached garages next to our property at the rear and on
Elgin Street (the street our property backs onto).
As well as being in keeping with the streetscape of 5th Avenue and surrounds streets, we believe
garages should be included when building or developing a property in New Westminster. This is
because of the following:
-

To keep vehicles from parking on streets. Many streets in Queens Park and especially
5th Avenue have cars parked on the streets, making it difficult for traffic flow, as well
as larger vehicles, such as emergency vehicles, garbage trucks and delivery trucks to
access the area.

-

To keep vehicles away from sidewalks. We note that many vehicles in the area park
perpendicular to the road, with part of the vehicle on the road and most of the vehicle
parked on the driveway which is on the City land between the road and the house’s
property line. In many cases it is difficult for prams and wheelchairs to ‘squeeze’ by
on the sidewalk/pavement.

-

For safety and security. Having had several break-ins to our vehicle parked in the car
port of 208 5th Avenue, it is also important to us to have our vehicle parked securely in
the garage. As well as being important to us, it is also a deterrent to the thieves. Many
of our neighbours have also had break in’s to their vehicles. With garages being a
deterrent to the thieves, it will keep the robbery statistics in New Westminster lower.

-

Streetscape. Garages provide better streetscape as all items such as bins, bikes,
garden equipment in the garages are hidden from view. Whereas these items would
be seen from the street if stored in a car port or on a parking pad.

We understand from feedback from the City staff, that the City is concerned with owners turning
their garages into living space. That will not happen with our property. Our garage will be used
to park a vehicle. We are willing to sign an agreement/restrictive covenant to this effect if required.
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Photos of attached garages at neighbouring properties are below:

Fig 1: Double garage next to 208 5th Ave.
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Fig 2: Garage opposite 208 5th Ave.
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Fig 3: Attached garage on Elgin St. directly behind 208 5th Ave
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Fig 4 Attached garage beside 208 5th Ave.

Fig 5: Attached garage on Elgin St.
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

1/27/2020

From:

Emilie K Adin, MCIP
Director of Development Services

File:

HER00737

Item #:

3/2020

Subject:

835 Royal Avenue: Heritage Revitalization Agreement - Preliminary
Report

RECOMMENDATION
THAT the Land Use and Planning Committee endorse the recommendations
summarized in Section 6 of this report and direct staff to proceed with processing the
proposed Heritage Revitalization Agreement as outlin ed in Section 5 of this report.

EXECUTIVE SUMMARY
An application for a Heritage Revitalization Agreement (HRA) has been received for 835
Royal Avenue, in the Brow of the Hill neighbourhood. A project with six residential units is
proposed. The HRA would allow the 1890 heritage house on site to be duplexed, where one
of the duplexed units would include a rental secondary suite, and would allow a three unit
townhouse to be built on the rear of the site. In exchange for the development, the heritage
house would be restored and legally protected through a Heritage Designation Bylaw.
The project is proposed as a five unit common property strata, with five parking spaces. As
such, a relaxation to parking standards (a reduction of two stalls) would be requir ed and this
relaxation is considered reasonable. Also proposed are relaxations to massing guidelines
(setback and height), which are not considered warranted. Staff advise that those issues could
be resolved through the development review process as the project is further refined.
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1.0 PURPOSE
The purpose of this report is to request that the Land Use and Planning Committee (LUPC)
direct staff to proceed with processing the application as outlined.
2.0 BACKGROUND
2.1 Site Characteristics and Context
The property is approximately 8,715 sq.ft. / 809 sq.m. and is located on Royal Avenue at the
corner of McInnes Street, in the south-west corner of the Brow of the Hill neighbourhood.
The property is double fronting: Royal Avenue to the south, and Ontario Stree t at the north.
The site is steeply sloped from Ontario Street down to Royal Avenue and also slopes from
the east to McInnes Street. Currently there are two houses on the site: built in 1934 and 1890.
Across Ontario Street to the north is Fraser River Middle School. The Columbia Square
commercial area and Stewardson Way are approximately two blocks to the west. New
Westminster SkyTrain Station and associated commercial area is four blocks south. A site
context map and aerial image is provided below, with the property in question highlighted in
blue:

The site is zoned RS-1, the standard single-detached dwelling zone for the mainland.
However, the Official Community Plan (OCP) land use designation for the street is
“Residential Ground Oriented Infill” (RGO). The project is consistent with the OCP, though
requires relaxations to the single-detached zone to allow development of the infill units. As
such, a Heritage Revitalization Agreement (HRA) is proposed.

Agenda Item 3/2020
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The HRA would allow a building form and density consistent with the City’s infill
townhouse and rownhouse zone (RT). As such, the infill portion of the proposal would be
evaluated using that zone, and the accompanying Development Permit Area Guidelines for
design. Staff are proposing the heritage house be evaluated using the site’s existing RS-1
zone. Additionally, though not required to meet it, the proposed development would meet the
intent of the Family Friendly Housing Policy, and adds to the city’s housing choices.
The use of an HRA is consistent with the City’s Pre-1900 House Policy and HRA policy,
would fully protect the 1890 heritage house through a Heritage Designation Bylaw, and
would provide much needed conservation and repair work to the old house, prolonging its
lifespan. Alterations and restoration work to the heritage house would be evaluated using the
Standards and Guidelines for the Conservation of Historic Places in Canada. More
information on the policies and regulations referenced above is available in Appendix B.
2.2 Heritage Value of Existing Houses
The house at the rear of the property, closest to Ontario Street was built in 1934 and is of
moderate heritage value. A photograph of the 1934 house, provided by the project’s heritage
consultant is shown below:

The proposal would see the demolition of the house, and staff consider this reasonable as the
house is of modest value. It is an architectural style that is well represented across the city,
and the other house is older and of much higher value.
The house located closest to Royal Avenue was built in 1890 and is the fifth oldest in the city
(closely following the City’s Irving House at 302 Royal Avenue). Similar to Irving House,
this house is a Victorian-era Gothic Revival design, which is associated with the early
development of New Westminster. The pioneer first owners and constructors of the house
were employed by the Royal City Planing Mill, and a Heritage Assessment indicates that
many of the still existing original wooden details, including siding, doors and decorative
millwork, may have been sourced from this important local industry. These features are
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mostly masked today by the enclosed front porch and contemporary siding. Below are
current photographs of the house (left), provided by the project’s heritage consultant, and the
project designer’s renderings of the proposed restoration (right):

Should the application proceed in the development review process, further review of the
heritage value of both of the houses, and any conservation work proposed to the Gothic st yle
house, would be conducted by the Community Heritage Commission.
3.0 PROJECT DESCRIPTION
3.1 Project Overview
The application is for six residential units. It would include two buildings on the site,
operated together as a common property strata of five units, where the sixth unit is rental to
one of the strata owners.
The first building would be the existing heritage house, which would be moved forward on
the site, have an addition built on the east side, and become a stratified side -by-side duplex.
It is proposed that the larger of the duplex units (west side) would include a secondary suite
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in the basement. Note: the BC Building Code recently changed to permit secondary rental
units within a duplex. The two units in the duplex are proposed to hold three bedrooms, and
the rental unit is proposed as a one-bedroom suite. The heritage duplex units would front
onto Royal Avenue, as the building current does, and have pedestrian access from that street
from two separate staircases. The rental unit would have a front door on McInnes Street,
with stairs leading down to the door.
The second building would be a new infill three-unit townhouse. These units would front
onto Ontario Street. The two end units of the townhouse would hold four bedrooms and the
middle unit is proposed as a three-bedroom unit. The two buildings would be back-to-back.
All five stratified units would share a driveway access off McInnes Street. The double -wide
driveway would run across the width of the site, between the two buildings and parallel to
Royal Avenue and Ontario Street, creating a paved courtyard between the two buildings of
roughly 23 ft. / 7 m.
A site plan, architectural elevations, and street context images form Appendix A. Three
dimensional renderings of the site are provided below:

View from the corner of Royal and McInnes

View from shared access on McInnes Street

3.2 Project Statistics
Below are tables which outline the project’s proposed statistics; overall, for each of the two
buildings, and broken out for each proposed unit. Statistics related to building massing
(setbacks and height) are available in Section 4.3 and 4.4 below.
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Table 1: Project Overview Statistics
Statistic
Project Total
Floor Area
9,690 sq.ft./
900 sq.m.
Site Coverage
38.5%
Floor Space Ratio
1.12
Units
6
Off-street Parking Spaces 5
Table 2: Unit Size Breakdown
Unit
Floor Area
Heritage A
1,770 sq.ft./
164 sq.m.
Heritage B
1,535 sq.ft./
143 sq.m.
Heritage Rental 685 sq.ft./
64 sq.m.
Infill A
1,972 sq.ft./
183 sq.m.
Infill B
1,866 sq.ft./
173 sq.m.
Infill C
1,892 sq.ft./
176 sq.m.

Heritage Duplex
3,989 sq.ft./
371 sq.m.
17%
0.46
2 strata + 1 rental
2

6
Infill Townhouse
5,730 sq.ft./
532 sq.m.
22%
0.66
3 strata
3

Bedrooms
3 + Den

Private Outdoor Space
164 sq.ft./15 sq.m. (rear yard)

3 + Den

514 sq.ft./14.3 sq.m. (side yard)

1

80 sq.ft./7.4 sq.m.

4

187 sq.ft./17.4
112 sq.ft./10.4
178 sq.ft./16.5
112 sq.ft./10.4
185 sq.ft./17.2
111 sq.ft./10.3

3 + Den
4

(side yard)

sq.m. (front yard)
sq.m. (deck)
sq.m. (front yard)
sq.m. (deck)
sq.m. (front yard)
sq.m. (decks)

4.0 DISCUSSION
4.1 Overall Evaluation
Under the City’s Policy for the Use of Heritage Revitalization Agreements increased density,
reduced parking requirements, and relaxations to building height or setbacks may be
considered through an HRA. The policy highlights that the sum of the variances granted
through the HRA must be commensurate to the heritage and community benefits.
As the pre-1900 house has strong heritage value and significance, and is proposed to be
restored in detail, substantial zoning relaxations to allow a form of development beyond the
property’s single-detached dwelling zone would be considered appropriate. Additionally,
through the OCP land use designation for this site (RGO), the duplex, triplex, and townhouse
forms could all be considered. A relaxation to parking standards would also be justified.
However, the proposed relaxations related to building massing are not deemed by staff to be
warranted.
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Does the Land Use and Planning Committee recommend that staff advise the applicant that
an HRA which would facilitate six residential units between two buildings could be further
explored?
4.2 Density
The site’s RS-1 zoning is not consistent with the duplex or townhouse forms proposed,
though is consistent with the OCP land use designation for the site. As such, the
development of an infill townhouse and the additional stratified unit in the duplex are
considered to be the principal relaxations provided to the project from the HRA. In this
instance, the HRA is acting akin to rezoning for townhouse, under the site’s OCP land use
designation (RGO). Stemming from this, the density maximum for the entire project should
be no more than permitted for projects under the infill townhouse zone (1.0 FSR) . This
proposal is consistent with that approach.
Does the Land Use and Planning Committee recommend that staff advise the applicant that
an HRA with a total density maximum of 1.0 FSR could be further explored?
4.3 Infill Townhouse Massing
Below is a comparison table of the proposed massing for the infill townhouse, as compared
with the requirements of the townhouse zone and design guidelines. All massing elements
have been proposed to be relaxed. The percentage of relaxation is indicated in brackets i n the
column to the far right.
Table 3: Massing Elements Proposed for the
Characteristic
Required
Front Setback
14 ft./4.3m. min.
Side Setbacks
6 ft./1.8m. min.
Courtyard Width
28 ft./8.5m. min.
Building Height
35 ft./10.7m. max.

Infill Townhouse
Proposed
10 ft./3m.
5.5./1.7m. (both)
23 ft./7m.
44 ft./13.5m.

Relaxation
4 ft./1.2m.
(28%)
0.5 ft./0.15m. (9%)
5 ft./1.5m.
(18%)
9 ft/2.7m.
(26%)

Given that:





this infill form is still relatively new in the city;
the guidelines were recently developed with input from the community and Council;
that future development of this scale is likely on the neighbouring eastern lot;
there are no heritage reasons to reduce the setbacks (for example, due to the heritage
house’s existing width or depth);
 that meeting the setback regulations and guidelines would likely increase outdoor
space for the townhouse units;
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 that meeting the regulations and guidelines would likely reduce building bulk, and
better mitigate shadow, privacy and overlook impacts; and
 that there are other substantial relaxations proposed (for building form, tenure, unit
count, and parking);
The proposed building height and setback relaxations are not considered warranted. Meeting
the setbacks would reduce the massing of the infill building, and allow better building
separation on site and to the neighbouring properties, this contributing to meeting the intent
of the infill townhouse guidelines for livability and neighbourhood integration.
Does the Land Use and Planning Committee recommend that staff advise the applicant that
the design of the townhouse should be refined to substantially meet the infill townhouse and
rowhouse zone (RT) and Infill Townhouse and Rowhouse Development Permit Area
Guidelines?
4.4 Duplex Massing
Staff are proposing the heritage house be evaluated using the site’s existing RS-1 zone. This
would aid in retaining the heritage character of the house, and in maintaining the existing
single-detached streetscape.
Below is a comparison table of the proposed massing for the duplex, as compared with the
requirements of the site’s existing RS-1 zone. Generally, this building is the size and shape
of a single detached house that could have been built on the lot under the existing zoning.
The only item which would require a relaxation is the rear yard setback (highlighted in the
table in grey).
Table 4: Massing Elements Proposed for the
Characteristic
Required
Front Setback
19 ft./5.8m.
Side Setbacks
5 ft./1.5m.
Rear Setback
26.5 ft./8m.
Building Height
25 ft./7.6m. max.

Heritage Duplex
Proposed
22 ft./6.7m.
8.2 ft./2.5m. (both)
23 ft./7m.
24.5 ft./7.5m.

Relaxation
None
None
3.5 ft./1 m. (13%)
None

The rear yard setback on the duplex, and courtyard width on the infill townhouse, are the
same measurement on the site plan (the drive aisle space between the two buildings). As
such, increasing the width of that space, as discussed above, would resolve the need for this
second relaxation.
Does the Land Use and Planning Committee recommend that staff advise the applicant that
the heritage house should meet the massing and siting requirements of the site’s existing
single-detached dwelling zone (RS-1)?
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4.5 Off-Street Parking Relaxations
Each stratified residential unit is proposed to have one designated off-street parking space,
located in the bottom/basement floor of the townhouses. These would be separate, enclosed
garages, which would be electric vehicle ready. The three townhouse units would have direct
interior access to their respective garages, and each unit would have dedicated and secured
bicycle storage areas adjacent to the garages. The heritage duplex units would have doors
from the garage out to the driveway area, and exterior door access to their units at the rear of
the building. No secured bicycle storage is proposed for the heritage units.
In the proposal, there is no off-site parking space provided for the sixth (rental) unit. This
would require a relaxation to the Zoning Bylaw (RS-1) and the guidelines for secondary
suites. Additionally, in the proposal there is no off-street parking space dedicated to visitors,
which would be required under the City’s townhouse zone (RT) and design guidelines.
However, the relaxation is considered reasonable given:





the reduced requirement would support the creation of a rental housing unit;
that the rental housing unit is not a family sized unit, at one bedroom;
the site’s proximity to the school, park, and commercial areas;
that the site is approximately 3km (five blocks) to New Westminster SkyTrain station;
and
 that unrestricted street parking is available along Ontario Street and further north
along McInnes Street, which could be used by visitors.

Does the Land Use and Planning Committee recommend that staff advise the applicant that
an HRA which would relax off-street parking requirements for both the one-bedroom rental
unit and a dedicated visitor space could be further explored?
5.0 CONSULTATION AND REVIEW PROCESS
The City has been working to streamline small-scale and infill development application
processing. Given this, staff do not recommend sending a preliminary report to Council for
information or comment at this time, nor sending a second report to Land Use and Planning
Committee prior to Council’s consideration of the related bylaws.
Further, as this project does not require an architect and no building is proposed to have
greater than five units, the application would not be forwarded to the New Westminster
Design Panel for review and comment.
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Therefore, the anticipated next steps in the application review process are:
1.
2.
3.
4.
5.
6.
7.

Preliminary report to the Land Use and Planning Committee (we are here);
Review of the project proposal by the Community Heritage Commission;
Presentation of the project proposal to the local Residents Association;
A Public Open House, hosted by the applicant team;
Review of the project proposal by the Advisory Planning Commission;
Council consideration of First and Second Readings of the project’s Bylaws; and
A Public Hearing, followed by Council’s Consideration of Third Reading of the
Bylaws; and
8. Council consideration of Adoption of the Bylaws.

6.0 FEEDBACK FROM THE LAND USE AND PLANNING COMMITTEE
Staff is seeking general feedback from the LUPC on this project proposal. In addition, staff
seeks LUPC endorsement of the following recommendations (discussed in section 4):
That the Land Use and Planning Committee recommend that staff advise the applicant:
1. that an HRA which would facilitate six residential units between two buildings could
be further explored;
2. that an HRA with a total density maximum of 1.0 FSR could be further explored;
3. that the design of the townhouse should be refined to substantially meet the infill
townhouse and rowhouse zone (RT) and Infill Townhouse and Rowhouse
Development Permit Area Guidelines;
4. that the heritage house should meet the massing and siting requirements of the site’s
existing single-detached dwelling zone (RS-1); and
5. that an HRA which would relax off-street parking requirements for both the onebedroom rental unit and a dedicated visitor space could be further explored.
7.0 INTERDEPARTMENTAL LIAISON
The City has a project-based team approach for reviewing development applications. This
application has been reviewed by Engineering (Transportation, Servicing), Fire, Electrical,
Parks and Recreation, and Development Services (Building, Planning, Trees, Heritage)
Departments who provide comments to the applicant throughout the development review
process.
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8.0 OPTIONS
The following options are provided to the Land Use and Planning Committee for their
consideration:
1) That the Land Use and Planning Committee endorse the recommendations
summarized in Section 6 of this report and direct staff to proceed with processing the
proposed Heritage Revitalization Agreement as outlined in Section 5 of this report; or
2) That the Land Use and Planning Committee provide alternative feedback.
Staff recommends Option 1.

ATTACHMENTS
Appendix A: Drawing Package
Appendix B: Policies and Regulations Summary

This report has been prepared by:
Britney Dack, Heritage Planner
This report was reviewed by:
Jackie Teed, Senior Manager of Development Services

Emilie K Adin, MCIP
Director of Development Services
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POLICY AND REGULATIONS
Official Community Plan Land Use Designation: Residential Ground Oriented Infill
The Official Community Plan (OCP) land use designation for this site is Residential- Ground
Oriented Infill Housing (RGO). This designation generally permits a mix of housing forms
with the goal of being complementary to the existing neighbourhood character. This
designation envisions low density detached and semi-detached residential units, primarily in
the form of duplexes, triplexes, or townhouses. The OCP also indicates that, through a
Heritage Revitalization Agreement (HRA), a property may be eligible for incentives such as
an increase in density, a smaller minimum lot size, or reduced parking requirements. The
proposed application is consistent with the OCP designation for this site.
Zoning Bylaw: Residential Detached and Semi-Detached (RS-1)
The subject property is currently zoned Single Detached Residential District (RS-1). The
intent of this district is to allow single detached dwellings with secondary suites and a
laneway or carriage house. Staff are recommending that the heritage house’s siting and
massing elements be evaluated under the existing RS-1 zone. However, the proposed
application would require relaxations to the zone to allow development that accommodates
the proposed duplex and townhouse units. An HRA is proposed in order to permit the
project.
Zoning Bylaw: Residential Infill Townhouse and Rowhouse (RT)
As the proposal includes an infill townhouse, staff are recommending that the overall site
density, building siting, and massing be evaluated under the Residential Infill Townhouse
and Rowhouse (RT) zone. The intent of this district is to permit this housing form. However,
as the site is zoned RS-1 (see above), an HRA is proposed in order to permit the project to be
evaluated using this zone.
Development Permit Area Guidelines
The intent of these guidelines is to encourage small scale infill projects that are
complementary to an existing single detached dwelling context. The guidelines focus on
appropriate building form, scale, and location. The goal is to ensure livability of the
townhouse units, as well as reduce any negative impact on neighbouring sites with single
detached dwellings (especially related to light, privacy, and shadowing). The guidelines are
complementary to the RT zone. As the project is proposed to be evaluated using the RT zone,
staff are recommending that the project also be evaluated using these guidelines.
Family Friendly Housing Policy
As per the City’s Family-Friendly Housing Policy, developments which have ten or more
residential units would be required to provide a minimum of 30% two and three bedroom
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units, of which at least 10% of the overall number of units would need to contain three or
more bedrooms. The application is proposing six units and falls under the requirements of
the regulation. However, the application is consistent with the intent and vision of the policy
as it provides a majority of units with three or more bedrooms.
Pre-1900 Heritage House Policy
There are a limited number of pre-1900 buildings remaining in the region. The City seeks to
retain them wherever possible. This policy sets out that a high level of consideration and
evaluation be given to pre-1900 buildings prior to demolition or other significant
construction. Additionally, the policy sets the expectation that all efforts should be made to
retain and restore these old buildings on properties subject to a development application. The
proposed application is consistent with this policy.
Heritage Revitalization Agreements
A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City and
a property owner for the purposes of heritage conservation. In exchange for long-term legal
protection through a Heritage Designation Bylaw and exterior restoration, certain zoning
relaxations are considered. An HRA does not change the zoning of the property, rather it
adds a new layer which identifies the elements of the zone that are being varied or
supplemented. An HRA is not legally precedent setting as each one is unique to a specific
site.
Heritage Related Design Guidelines
Council endorsed The Standards and Guidelines for the Conservation of Historic Places in
Canada in 2008 as a basis for assessing heritage conservation projects within the city. These
are national guidelines for best practice in heritage restoration, rehabilitation, and design.
The goal of the Standards and Guidelines is to promote heritage conservation best practice,
while ensuring respectful and sensitive new construction. HRA applications are evaluated
against these guidelines.
Heritage Designation
A Heritage Designation Bylaw is a form of land use regulation that places long-term legal
protection on the land title of a property. Any changes to a protected heritage property must
first receive approval from City Council (or its delegate) through a Heritage Alteration
Permit (HAP). Future development is no longer entitled, but could be permitted by Council
with an HAP.
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

1/27/2020

From:

Emilie K Adin, MCIP
Director of Development Services

File:

REZ00199

Item #:

4/2020

Subject:

457 East Columbia Street: Rezoning and Liquor Primary - Preliminary
Report

RECOMMENDATION
THAT the Land Use and Planning Committee recommend that staff process the
Rezoning and Liquor Primary, Family Friendly Endorsement applications for the
subject property (457 East Columbia Street) based on the strea mlined process
outlined in Section 6.1 of this report.

EXECUTIVE SUMMARY
The applicant has applied for a Rezoning application to facilitate the use of an arcade. The
Rezoning entails changing the dual zoning of the property from Community Commercial
Districts (High Rise) (C-3) and Community Commercial Districts (Medium Rise) (C-2A) to
a Comprehensive Development District. The applicant will also be applying for a Liquor
Primary to permit liquor to be consumed in the games area and a Family Frie ndly
Endorsement to facilitate the ability to have minors on the premises until 10 pm. An
amendment to Appendix H of the Zoning Bylaw will be necessary to add the site to the list
of Liquor Primary Licences. An amendment to the Business Licence Bylaw will be
necessary to permit the proposed operations of the arcade, as well as an amendment to the
Development Services Fees and Rates Bylaw to align arcade business licence fees with those
of businesses based on employee count.
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1. PURPOSE
The purpose of this report is to provide preliminary information to the LUPC and seek a
recommendation to move forward with the next steps for processing the Rezoning, Liquor
Primary and Family Friendly Endorsement applications as outlined within Section 6.1 of this
report.
2. BACKGROUND
The City Policies and Regulations section is Attachment 1 to this report.
2.1

Site Characteristics and Context

The site is located on East Columbia Street in the Sapperton Neighbourhood. The site is
relatively flat with no significant slope. Prior to the applicant opening the arcade with a
Temporary Use Permit (TUP), the building on the site was previously used for retail, garage
and vehicle repair services. Parking for the site is located between the front building face and
East Columbia Street.
To the north and south of the site, along both sides of East Columbia Street, are commercial
and mixed use buildings, most of which are one or two storeys. The ‘San Marino’ mixed use
building which consists of commercial and multiple unit residential uses is located less than
20 metres to the south. Directly to the south of the property is the Sapperton District Pub.
Cap’s Bicycles and the Sapperton Liquor store are located across East Columbia Street. To
the west of the subject site, the topography begins to slope up towards three and four storey
multiple unit residential buildings. A site context map is located below.
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Subject Site – 457
East Columbia
Street

2.2

History of Arcade Use on Site

In New Westminster, amusement arcades became restricted in 1999. These restrictions were
part of a regional trend as many municipalities were responding to various complaints related
to noise, hours of operation, and disrespectful or unlawful behavior. Background on the
history of arcade use in New Westminster, and its regulation, is included in Attachment 2.
Recently, amusement arcades have regained popularity given the resurgence of
establishments offering retro-style classic arcade or ‘barcade’ games geared towards adults
and featuring video games from the 1970s to 1990s. In February 2018 a TUP was issued to
the applicant to allow an arcade to operate, with conditions, until March 1, 2020 as a time limited test case. See Attachment 3 for the existing TUP. The conditions of use outlined in
the existing TUP include:





No Liquor to be sold or served
Two-year time limit
No gambling
‘Age Appropriate’ Games
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Operation within a fully enclosed building
 Operating Hours between 6am – 12pm
Near the conclusion of the two year time period, pending successful operation of the
proposed business, it was recommended by staff that a zoning amendment could be made
which could allow Council to consider the business on a permanent basis and potentially
further reduce restrictions such as the prohibition of liquor sales.
2.3

Proximity to Transit Service

Transit Network
Bus Service
(#109, #128 &
#155)

Frequency
Approximately
20 minutes

3.0

PROJECT DESCRIPTION

3.1

Project Description

Distance
65metres (213feet) to the bus stop North
bound East Columbia and 47 metres
(154feet) to the bus stop Southbound East
Columbia Street @ Cedar Street

A Rezoning application has been received to allow arcade use that is not within a mall, and
that is larger than currently permitted at 457 East Columbia Street. A Temporary Use Permit
(TUP) to allow the arcade was approved in February 2018 and expires March 1, 2020. After
operating the arcade business over the past year and with the TUP expiring, the applicant has
made a Rezoning application to permit the long-term use of an arcade on the site. The
applicant will also be applying for a Liquor Primary to permit liquor to be consumed in the
games area and a Family Friendly Endorsement with the ability to have minors on the
premises until 10 pm. Should the rezoning be approved, the site would be listed as having a
Liquor Primary Licence under Appendix “H” of the Zoning Bylaw.
The proposed building use is consistent with the Official Community Plan (OCP) land use
designation. The applicant is proposing to rezone the subject site from Community
Commercial Districts (High Rise) (C-3) and Community Commercial Districts (Medium
Rise) (C-2A) to Comprehensive District in order to facilitate the operation of an arcade.
3.2

Proposal

The applicant’s proposal, Attachment 4, is seeking the allowed use of an amusement arcade
without restrictions on the number of machines, hours of operation, game content, liquor
licensing, type of admission and a review of business licence fees. The table below outlines
the existing regulations, the conditions outlined within the current TUP, the appli cant’s
current proposal and staff’s recommendations.
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Existing Zoning &
Business Licence Bylaw
Current Business Licence
Bylaw: limits amusement
arcades to 12 machines
maximum.
1 am - 10pm

Temporary
Use Permit
No restriction.

Applicant
Proposal
No restriction.

Staff Recommendation

6am – 12pm

Staff support applicant’s
proposal.

No restriction.

6am – 1am (or
alignment with
liquor primary
hours)
No restriction.

No games
with a rating
of ‘Mature’,
‘Adults Only’,
or any nudity,
sexual
acts/behaviour
or graphic
violent content
permitted.
Coin, token or Admission based,
fee charged
with ability to
for use.
have pinball or
vending
machines beyond
admission area.
Prohibition
Liquor Primary
Licence and
Family Friendly
Endorsement.

Customer Coin, token or fee charged
for use.
Fee
Model

Liquor
Licence

Prohibition

Business
Licence
Fee

Amusement halls:
 $744.91/year
 $447.81/month
 $224.93/day
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Licensed as an
amusement
hall
 $744.91/
year

Requests to be
licensed ‘in-line’
with other
businesses such
as retail or
restaurant.
 ≤ 3 employees:
$184.10/year
 4-10
employees:
$267.69/year

Staff support no restriction.

Maintain restriction. Given
the applicant is seeking a
‘family friendly
endorsement’ for their
liquor licence allowing
minors until 10pm, staff
recommend the restriction
remain.
Staff support applicant’s
proposal.

Staff support application to
Liquor and Cannabis
Regulation Branch and
proceeding with community
consultation.
Two licences would be
required: arcade licence and
liquor licence.
In general, staff support a
review of arcade license
fees.
Consistent with other
Liquor Primary businesses
in the City, a Liquor
Primary Business License
fee would apply for this
application.
 $2752.64/year
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Size of
arcade

Zoning Bylaw:
 Be located within a fully
enclosed mall or theatre
lobby with no exterior
doors
 Not exceed the lesser of
1,000 sq. ft. or 10 percent
of the floor space of the
building.
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Must be
conducted
within a fully
enclosed
building.

Continue as
currently
operating, which
is within a fully
enclosed
building.

6
Staff supports the continued
use of the arcade within a
fully enclosed building.

Business Licence Bylaw:
 provide one designated
area with a minimum of
100 sq. ft. for each
amusement machine;
 not use the designated
area for any purposes
other than amusement
machines;
 clearly separate the
designated area from
areas not used exclusively
for amusement machines.

3.3

Proposed Bylaw Amendments

Staff reviewed how similar establishments are regulated within Metro Vancouver
municipalities, see Attachment 5. The approach to regulation is through one of three ways
as detailed in the attachment: 1) Through the Zoning Bylaw and a requirement for rezoning;
2) Business Licence Bylaw regulation; and 3) high business licence fees. In general, most
municipalities have not relaxed their regulations of amusement arcades since the more strict
regulations were developed in the 1980s to 1990s.
In New Westminster, the Zoning Bylaw regulates land-use, the Business License Bylaw
regulates how businesses may operate, and the Development Services Fees and Rates Bylaw
regulates fees associated with permits and applications. All three bylaws would require
amendments in order to implement the proposed rezoning and liquor licence applications.
The following is being proposed:
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Zoning Bylaw
In order to facilitate an amusement arcade as a permitted use on the subject property, a sitespecific zoning amendment, based on the site’s existing zoning, is proposed with the
following provisions:





No regulation on number of arcade machines;
Permitted to sell and serve alcohol;
Located within a fully enclosed building or area;
Not show or depict adult-oriented material or have machines that have a rating of
“Mature” or “Adult Only”, or a similar rating as the rating categories change from
time to time, from the Entertainment Software Rating Board;
 If not rated by the Entertainment Software Rating Board, does not show or depict any
nudity, sexual acts or sexual behaviour, uses any prolonged or includes intense,
graphic or realistic depictions of physical violence, blood or mutilated body parts;
and
 Not allow payouts as per the British Columbia Lottery Corporation.

An amendment is also required to Appendix “H” of the Zoning Bylaw, should a Liquor
Primary Licence be approved to operate on the subject property. This would add the subject
site to the list of establishments throughout the city that have such licences with details such
as occupant load and the name of the arcade establishment.
Business Licence Bylaw
An amendment to the Business Licence Bylaw, with regulations specific to this site, would
be necessary in order to permit the business to operate under the proposed model. This would
include the following regulations:
1. The amusement arcade is not permitted to operate between the hours of 1:00 am and
6:00 am;
2. For the purpose of this section, an operator shall mean a ny person who is a
proprietor, lessee, manager, or employee of the licensed amusement arcade
establishment;
3. An amusement arcade must have an operator who is at least 18 years of age or older,
unless otherwise required by Liquor and Cannabis Regulation Bran ch, on staff at all
times during the operating hours of the amusement arcade. The operator must
supervise, control and be responsible for all activities within the premises and must:
a. Abide by these regulations;
b. Ensure that the amusement machines being played are age appropriate for the
user; and
c. Discourage congregation of non-paying customers.
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4. An amusement arcade shall not permit amusement machines which show or depict
adult-oriented material; and,
5. An amusement arcade shall not permit amusement machines which provide payouts
as per the British Columbia Lottery Corporation.
Business Licence Bylaw
An amendment to the Development Services Fees and Rates Bylaw would be necessary to
align arcade business licence fees with those of other business licences based on employee
count (e.g. retail, restaurant).
4.0

DISCUSSION

4.1

Transportation and Servicing

The rezoning application will be submitted to the Engineering Services Department for
review by the Transportation and Servicing divisions as part of standard development review
procedures, as well as the New Westminster Police Department.
4.2

Tree Protection and Replacement

The application does not contain any external building changes and therefore a tree permit is
not required.
4.3

Economic Development

In the almost two decades since the adoption of the arcade restriction, technology has
evolved and the availability of video games in the home and on handheld devices has
increased significantly. In this context, and in the interest of supporting small businesses and
the City’s economic development, staff recommend proposed changes to the regulations for
amusement arcades in the city through amendments to the Zoning Bylaw, Business Licence
Bylaw, and Development Services Fees and Rates Bylaw.
5.0

CONSULTATION

The applicant would be required to undertake public engagement as part of the Rezoning,
Liquor Primary and Family Friendly Endorsement applications which would include a
presentation to the Sapperton Residents Association and an applicant-led Public Open
House.
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Given that the proposal is being considered as a small scale project for a business which has
been under operation under a TUP, staff recommends a streamlined review approach, as
follows:
1. Preliminary report to the Land Use and Planning Committee. (January 27, 2020) –
WE ARE HERE
2. Land Use and Planning Committee referral of the Rezoning, Liquor Primary and
Family Friendly Endorsement application to City Council for information only.
(February 3 – target date)
3. Public Consultation (Applicant-led Public Open House and Presentation to the
Sapperton Residents Association). (February 2020 – target date)
4. Initial referral of Rezoning Bylaw to Ministry of Transportation and Infrastructur e.
(February – target date)
5. Review by the Advisory Planning Commission. (March 2020 – target date)
6. Council consideration of First and Second Readings of Rezoning Application and
related Zoning, Business License and Development Fees Bylaws. (to be determined)
7. Public Hearing, Opportunity to be Heard for Liquor Primary and Family Friendly
Endorsement and consideration of Third Reading of Rezoning Application by
Council. (to be determined)
8. Referral of Rezoning Bylaw to Ministry of Transportation and Infrastructure. (to be
determined)
9. Consideration of Final Reading/Adoption of the Rezoning by Council. (to be
determined)
7.0

INTERDEPARTMENTAL LIAISON

The City has a team-based approach for reviewing development applications. A staff-led
project team has been assigned for reviewing this project consisting of staff from the
Economic Development Office (CAOs Office), Licensing and Integrative Services and
Planning (Development Services) Departments. The Engineering Department will also be
included early in the process as well as the New Westminster Police Department.
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OPTIONS

There are two options for consideration of the LUPC:
1. That the Land Use and Planning Committee recommend that staff process the Rezoning
and Liquor Primary, Family Friendly Endorsement applications for the subject property
(457 East Columbia Street) based on the streamlined process outlined in Section 6.1 of
this report; or
2. That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Option 1.

ATTACHMENTS
Attachment
Attachment
Attachment
Attachment
Attachment

1: Summary of City Policies and Regulations
2 History of Arcade Use in New Westminster
3: Existing Temporary Use Permit
4: Applicant’s Proposal
5: Survey of Other Municipalities

This report has been prepared by:
Carolyn Armanini, Economic Development
This report was reviewed by:
Jackie Teed, Senior Manager of Development Services

Emilie K Adin, MCIP
Director of Development Services
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Official Community Plan - Land Use Designation
Official Community Plan:
The subject property is situated within the (ML) Mixed Use – Low Rise.
(ML) Mixed Use – Low Rise: The purpose of this land use designation is to provide
to provide low-rise commercial or commercial and residential mixed use buildings
which create active and engaging principal streets.
Official Community Plan - Development Permit Area
This subject site is located within the East Columbia Street Commercial Corridor
Development Permit Area 3.2., designated in order to facilitate new commercial and
mixed use development, with activate commercial spaces oriented towards East
Columbia Street. Should the proponent require changes to the exterior of the building, a
minor Development Permit would likely be required which could be issued by the
Director of Development Services.
Zoning Bylaw
The subject property has a dual zoning of Community Commercial Districts (High Rise)
(C-3) and Community Commercial Districts (Medium Rise) (C-2A). The proposed
arcade use is not permitted in this zone unless it is located within a fully enclosed mall;
does not have a door directly to the exterior; and does not exceed a size of 1,000 square
feet or 10% of the floor space of the building, whichever is less. The effect of these
conditions is that an arcade would not be possible on the subject site. As such, an arcade
located in one of the units in this building would require a Rezoning or a Temporary Use
Permit in order to be permitted.
Zoning Bylaw Definitions
Amusement arcades are defined under Section 120.11 of the Zoning Bylaw as means the
use of a building, or portion of a building, for providing entertainment in the form of any
combination of video amusement machines, or other mechanical or electronic games,
totaling four or more in number, but does not include a casino.
Amusement arcades are permitted in the Community Commercial Districts (High Rise)
(C-3) under Section 514.3 which states: Amusement arcades, provided any such use is
located within a fully enclosed mall and does not have any door to the exterior or is
located within the lobby of a theatre and does not have any door to the exterior and does
not exceed a size of 1,000 square feet or 10 percent of the floor space of the building,
whichever is less;
Appendix “H” of the Zoning Bylaw contains a list of establishments throughout the city
that have Liquory Primary Licenses. The list includes details such as the name of the
establishment, the occupant load, and civic address. Should a Liquory Primary License

LUPC Agenda Package Page 107

Back to Agenda

be approved for this site, an amendment would also be required to Schedule “H” of the
Zoning Bylaw.
Business License Bylaw
The Business License Bylaw includes the following definitions:
• “Amusement Machine” as: means a machine on which mechanical, electrical,
automatic or computerized games or contests that are played for amusement or
entertainment and for which a coin or token must be inserted or a fee is charged
for use;
• “Amusement Centre”any premises containing three or more amusement machines
except a premise which is validly licensed pursuant to the Liquor Control and
Licensing Act;
The Business License Bylaw regulates amusement centres, billiard rooms and pool halls
in the same manner. Specific to amusement arcades, under Section 20 (1), as follows:
Every person or individual carrying on the business of an amusement centre shall:
(a) not permit more than 12 amusement machines in the amusement centre at any
one time;
(b) provide one designated area consisting of a minimum of 100 square feet of floor
space for each amusement machine;
(d) not use the designated area for any purposes other than the location and use of
amusement machines;
(e) clearly separate the designated area from other areas of the premises not used
exclusively for the location and use of amusement machines; and
(f) not open for business earlier than 10:00 am or later than 10:00 pm
Development Services Fees and Rates Bylaw
The Development Services Fees and Rates Bylaw includes the following business licence
fee rates for Amusement Halls:
• $744.91/year
• $447.81/month
• $224.93/day
Liquor Licensing Process – Provincial and City Role
The Liquor and Cannabis Regulation Branch’s processes for considering an application
for a Liquor Primary can be summarized as follows:
• The operator must submit an application to the Branch;
• The applicant must request the local government to provide a resolution to support
or oppose the application. Prior to considering a resolution, the local government
must conduct a public input process to obtain the views of residents. The
resolution must consider a number of criteria including the potential for negative
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impacts on the community and the views of residents. The local government may
also choose to opt out of the process and not provide comments on the application.
If the City chooses to opt out, the Branch proceeds to implement a public input
process and independently assesses the application;
• After the local government provides a resolution regarding the application, the
Branch proceeds to make a final decision regarding the matter.
City Policy/Practice Regarding Liquor Applications
The City’s practice is to opt into the process by providing resolutions regarding liquor
licence applications. As noted above, the Branch requires the local government to seek
public comments on an application before considering a resolution. The City’s practice to
obtain public input on liquor applications is to have the applicant post a site sign and two
newspaper notices to invite public comments on the application. The City’s practice is to
also obtain comments from the Police Service, Liquor Inspector and civic departments
regarding the applicant’s compliance record, bylaw issues and potential community
impacts. Comments received from these parties and the public are provided to Council
when a resolution to support or not support an application is considered.
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Attachment 2:
History of Arcade Use in New Westminster
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In New Westminster, amusement arcades became restricted in 1999. These restrictions
were part of a trend throughout the region at that time as many municipalities were
responding to various complaints related to noise, hours of operation, and disrespectful or
unlawful behavior. Most municipalities adopted regulations to either prohibit the use of
arcades either entirely or to restrict their location to a completely enclosed mall or
theatre.
In 1999, New Westminster’s Zoning Bylaw was amended to reflect this regional trend,
and as such, amusement arcades were removed as a permitted use in the C-4, CS-1 and
M-1 zoning districts. Amusement arcades were permitted to operate only in the C-3
zoning district and conditions were added surrounding their use. The rationale was that
this zoning district captured most malls and theatres in the city at this time. Amusement
arcades were also later included in the Belmont Street Comprehensive Development
Districts (C-CD-2) and Columbia Street East Comprehensive Development Districts (CCD-3) zoning districts with the same conditions.
Recently, amusement arcades have regained popularity given the resurgence of
establishments offering retro-style classic arcade or ‘barcade’ games which are geared
towards adults and feature video games from the 1970s to 1990s. In 2016, staff received
an inquiry from the applicant who wanted to open a retro-style amusement arcade in New
Westminster, which prompted staff to review the City’s approach to contemporary
arcades and current regulations.
In January of 2017, Council gave several amending bylaws, aimed at reducing the
restrictions on arcades, First and Second Readings and a Public Hearing was scheduled.
However, prior to the Public Hearing, staff received feedback from the applicant and the
Downtown Businesses Improvement Association regarding the new arcade regulations
being too restrictive. Given these concerns, and that New Westminster would have been
the first municipality locally to bring in less-restrictive regulations for arcades, staff
recommended that the public hearing be tabled until such time as staff could review the
concerns raised and provide further information to Council.
Subsequently, in February 2018, a TUP was issued to the applicant to allow an arcade to
operate, with conditions, for a period of two years until March 1, 2020. The TUP offered
a time limited, test case using the same principles, requirements and conditions as
initially proposed by the bylaw amendment approach. Near the conclusion of the two
year time period, pending successful operation of the proposed business, it was
recommended by staff that a zoning amendment could be made which could allow
Council to consider the business on a permanent basis and potentially further reduce
restrictions such as the prohibition of liquor sales.
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Attachment 3:
Existing Temporary Use Permit
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Attachment 4:
Applicant’s Proposal
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Capital City Classic Arcade
Self Review Report

Introduction
Capital City Classic Arcade is a 2500 square foot classic arcade proudly located
in the heart of the Sapperton district of New Westminster, British Columbia. New
Westminster has a long history in the Province of B.C., including once being its
capital city, hence the reasoning behind our name.
Our arcade features classic arcade video and pinball machines from the 1970’s
through the 1990’s. The games are presented as much as possible in their original
form. We take great pride in not having any modern LCD screen or emulators in
our machines. These are the real deal machines from back in the heyday of
arcades.
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Business Hours (subject to change):
Monday & Tuesday – Closed to work on games
Wednesday & Thursday – 4PM – 10PM
Friday & Saturday – 4PM – 12AM
Sunday – 4PM – 8PM

Birthday Parties (subject to change):
Saturdays & Sundays: 10AM – 12PM and/or 1PM – 3PM

Our Goal
Our goal in opening Capital City Classic Arcade was to create a fun, safe
environment for adults and their kids to play our collection of classic arcade
machines. These games are from a period in time in video game development
akin to the “silent film” era of movies, in what is now a $150 billion/year industry.
That’s twice both the movie and music industries combined. It’s the largest
entertainment industry worldwide and it’s growing at an unprecedented rate.
These classic arcade machines, along with all forms of classic gaming should be
preserved and showcased for their historic value, preferably in their original
environment, for future generations to play and enjoy. This is the main reason we
decided to share our collection by opening this classic arcade.

The Admission Based Arcade Model
Our business model, which includes an admission-based entry, helps create a
family friendly atmosphere by preventing people from loitering or hanging out.
When a customer pays for admission they receive a sticker that indicates the
time they are playing until. So far, we have not had to police this, nor have we had
to kick anybody out. As predicted in our research, most customers have been
self-policing with their time and know when their time is up, often before we even
realize it. Those that have stayed a bit over their time have actually offered to
pay more but it is our policy to allow people to finish their current game before
leaving. Sometimes this means they get an extra few minutes over their hour
admission, but as long as they had fun, this is most important.
We have tried to make our prices very family friendly and also allow all kids under
the age of 4 free entry as long as there is another paying member. This helps
include all members of the family, regardless of age. We also have a self-imposed
age restriction that kids under the age of 13 must be accompanied by an adult.
Parents who wish to bring their children to the arcade, but don’t want to play
themselves, receive a “parent” sticker. The use of these “parent” and time stickers
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allow us to make sure all people within the arcade are supposed to be here, and
that strangers are not coming into the arcade for any reason.

Community
Upon opening Capital City Classic Arcade we were the largest classic arcade in
Canada, and the local community have let us know they are very proud to have
these games to play and share with their families. The games on location are only
about 1/3 of our total collection and we will be adding and swapping games in
and out from time to time.
We have received an absolutely tremendous welcome from the local Sapperton
community. We currently have not advertised or knowingly allowed any media to
visit the arcade yet, although they have certainly contacted us. We are waiting
until we are fully operational with both the arcade and the restaurant side of the
business and they will be invited to a Grand Opening. This is notable simply
because all of the customers we have had so far have been through our own
social media or from word of mouth of the locals. We can’t say enough great
things about how supportive they have been. We often receive “we’ll be back”
comments from customers and people just popping in to take a look. People have
been just generally thanking us for opening up in their neighbourhood.
The local community has also been very supportive in terms of booking birthday
parties. We generally book birthday parties on weekends before we open the
doors to the public. They are semi-private parties in which 2 different parties can
be in at the same time. So far we have had birthday parties for all ages, including
one memorable weekend when we had a 6 year old girl’s birthday party at the
same time as a 40 year old man’s birthday party. A great time was had by all. The
only complaint we have received in regards to our birthday parties is that they
are too cheap compared to other similar businesses. We simply explain that we
have a 6 year old child and understand how events like these can cost a lot and
that it’s all a part of being a family friendly business.
As a local business we have already helped the community out in various ways in
our short time of being open. We have donated arcade machine parts to a thesis
project for students at Douglas College, donated admission tickets to several
local events, posted flyers in our window for other local businesses, events, and
groups, and our family even helped out with the Sapperton Street cleanup. When
we arrived at the cleanup, we were greeted with a big “Hey it’s the arcade family!”
and we donated a prize pack for the random draws after the cleanup was
completed.
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Our Typical Day
We opened our doors on July 4, 2019 and throughout the summer we were busy
most days with many families and kids coming in during their Summer holidays.
However, since school has been back the number of daytime customers and in
particular the number of kids, has significantly decreased during the weekdays.
We have tried to offset this by offering different deals and promotions during
those times and this has helped bring in some first time customers..
However weekends continue to gain week over week, especially the number of
birthday parties. A typical weekend day has one or two rounds of birthday
parties in the morning and early afternoon. We are open for the public at 4pm.
We see parents and their kids coming in earlier in the day, and as the night
progresses, we see less families and more adults.
Even though we have not really advertised as of yet other than our own social
media, we have not only had people from New Westminster come into the arcade,
but also people from all around Metro Vancouver, the Fraser Valley, Vancouver
Island, Seattle, and even families from across Canada and France that were here
on vacation. We have been told by several other businesses on our street that
our customers have either visited their business before or after their visit to the
arcade.

Moving Forward
We have several restrictions imposed via the Temporary Use Permit (TUP). With
the substantial welcoming from locals (and others) and our implementation of a
family friendly atmosphere, we would like to start the process of having these
restrictions removed.

Game Restrictions
So far we have not received any complaints or concerns in regards to the
content of any of the games we have on location. In fact it’s been quite the
opposite, with many customers who have followed our story on social
media and in the news, wishing we didn’t have so many restrictions placed
upon us. Speaking with many customers, and those customers who have
filled out our “game request” list, they have felt that many of their favorite
games have fallen under the restrictions and would love to see them
allowed at the arcade. Since we are a “classic” or “retro” arcade with
currently no games newer than from the 1990’s, any games we would bring
in would pale in comparison to today’s titles in terms of violence and
realism.
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Understanding that everyone has different opinions on what is
appropriate for their children and as part of our on-going commitment to
having a fun, safe, family environment, we would be proactive in letting
parents know if certain games we have may not be 100% suitable for
younger children. Therefore allowing those parents to make the decision to
allow their kids to play them or not.

Admission-based Entry
We haven’t had a single issue with people “hanging out” or causing any
concerns because of the admission-based system we have implemented.
The one area where there has been some complaints is around pinball.
We originally didn’t want to include pinball in our arcade because they are
too expensive to maintain under a freeplay model. We were inundated with
requests for it so we compromised by providing pinball at a lower coin-in
cost behind our paywall similar to other freeplay arcades in the United
States and across Canada. This helps offset the higher initial and
maintenance cost of the pinball machines but also acts as a deterrent for
small children who do not know how to play from damaging the machines
(unless their parents give them additional money to play them).
While most people understand this reasoning, there have been several
people, usually older adults, that have been “upset” that in order to play
pinball machines they are required to also pay an entry fee. This extra fee
has resulted in numerous phone calls, social media attacks, and the odd
person who has come in to complain that “we have the most expensive
pinball in the province”.
The main arcade will always be admission based and our core business,
but at some point would like to have the ability to put a few pinball or
vending machines “outside” the admission area to allow those customers
that can’t afford the admission rate an opportunity to play as well.
Alcohol License
From the moment we decided to open the arcade our number one request
has been alcohol. It is not uncommon for us to receive 4-5 phone calls (plus
messages over social media and enquiries in person) a day asking if or
when we will have alcohol. Our desire has, and always will be, to be family
friendly establishment. As the owners, we personally don’t drink alcohol at
all, but we do recognize the desire for an adult to have an alcoholic
beverage while enjoying the games and many have requested this.
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We do not, or have ever, wanted to be a bar. We want to be 100% an arcade
first and foremost, but one that allows adults to have a drink of their
choice while here.
Our preference would to only offer cans of beer, possibly a glass of wine.
We honestly wish the BC Liquor Board offered a “beer and wine” license as
they do in parts of the U.S., but unfortunately they do not.
So according to their newly updated rules, we will be applying for a Liquor
Primary License with Family Foodservice (FSS), in which minors are not
permitted after 10PM.
However, we don’t see having alcohol at the arcade as a big issue because
of the hourly admission-based entry. People that want to go to an
establishment to simply drink would go to another bar (there is one about
a block up the street) because they won’t have to pay an hourly fee to do
so. For those that are within the paid area of the arcade, we won’t see as a
big issue either because they are paying to play the arcade machines and
not to sit and drink.
We do understand that we have kids on location at the same time as
adults, but as the night progresses less kids and more adults seems to be
the norm. The BC Liquor Board does allow kids to be within drinking
establishments with their latest rule changes, and so we don’t see a reason
why we should be any different.
However, we are more than willing to work with the BC Liquor Board if
necessary by implementing a no children after certain time restriction
each evening.

Business Hours
With the implementation of the TUP we were given a 6:00AM – 12:00AM open
restriction. At first we were completely fine with these operating hours
because as owner/operators, we didn’t want to stay up too late at night
anyway. However, after being open for a while now, we quickly realized that
a 12:00AM restriction to us was really an 11:00PM restriction as we have a
minimum of a 1 hour entry. Meaning if people pay for 1 hour of admission,
anybody coming in after 11:00PM would currently be short changed on time
because we close at 12:00AM and therefore we generally do not allow them
admittance. This effectively means we don’t allow new customers in after
11:00PM rather than the 12:00AM restriction we thought we had. We would
like to see this restriction lengthened to at least 1:00AM, or to what is legally
allowed for a liquor primary license to be open until.
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Temporary Use Permit
Currently Capital City Classic Arcade operates under Temporary Use
Permit #15. We would like to have the bylaw to allow arcades changed for
our location only as we wish to be a fixture in the Sapperton area for as
long as possible.

Business License Fees
We believe our current business license fees were derived from both the
old arcade bylaws and because we currently operate under a TUP. We
would like to see our business fees to be inline with other local businesses,
as we believe the above information shows that we are not a risk for the
city.

In Conclusion
We feel we are providing a fun, safe environment not only for adults, but for
entire families. People who remember playing these classic games when they were
kids are being transported back to their childhoods, and they are bringing their
children along to learn where all of today's modern games come from.
We have not only had an extremely positive response from the local community,
but word of mouth is bringing people in from all over Metro Vancouver and
abroad. We receive a lot of comments of nostalgia and how these games make
people feel young again as they try to match their younger playing abilities.
There is truly nothing better to see a father and son sit down together for a
cooperative game of Mario Bros., or a mother and daughter battling it out on
Tetris. These games bring a social aspect to gaming that is sadly missing from
today’s game consoles and mobile device games.
We hope to move forward with fewer restrictions in order to provide our
customers with the experience they desire, all while maintaining our goal of a fun,
safe, family friendly experience.
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Attachment 5:
Survey of Other Municipalities
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Municipality
Burnaby

Coquitlam

Zoning
Permitted in C3c and C4c zones –
requires a rezoning - conditions are site
specific
Permitted in C-2, C-4 and C-7 only in
an enclosed mall, C-5 must be enclosed
in a building.
Additional accessory use definition for
amusement arcades that are subordinate
to another principal business.

Business License
Regulations / Fees
Regulations tied into zoning

No liquor permitted.

$4,200 for the First Calendar Year
No regulations
$24 per machine to a maximum of
$3,600

North
Vancouver
City

Permitted as an accessory to a
commercial, social, or recreation
facility only in some commercial zones
– with conditions

Strict regulations

Port Moody

Any Commercial ‘C’ or Mixed Use
‘CRM’ zone which permits Retail
would be considered for a site-specific
rezoning

No regulations

Port
Coquitlam
Richmond

Liquor Permitted

All liquor primary
licenses go through
Council.

Notes
Currently only
permitted at
Metrotown Mall.
No recent knowledge
of any arcade being
licensed. Applications
would have
discussions with
senior planners and
management.
No arcades currently
operating.

Fees vary from $439.00 for 3
machines – capped at $1,678.00

$260.00 – 2500 sq.ft. or less
$395.00 – 2,500 – 5,000 sq.ft.
$518.00 – 5,000 – 10,000 sq. ft.
$2,600 – 10,000 + sq.ft

Would consider
liquor primary as
part of site-specific
rezoning.

No arcades currently
operating.

No liquor permitted.

1 arcade operating. No
liquor.

Not permitted in any zone.
Permitted in a Hotel Commercial site
Categorized as vending machine
specific zoning as an amusement centre. units.
$32.75 /machine.

Surrey
Vancouver

Permitted in a site-specific zoning, tied
to a movie theatre.
Permitted in C2, C3A, FC zones. No
minors under 18 years old permitted.

Strict regulations.
$4,842.75 per Year
Strict regulations.
$385 per year.

Limited to 20
machines.
Liquor permitted.

Appears to have four
arcades licensed in
city.
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

1/27/2020

From:

Emilie K Adin, MCIP
Director of Development Services

File:

REZ00186

Item #:

5/2020

Subject:

719 Colborne Street: Rezoning and Minor Development Permi t
Applications for Two Accessory Dwellings - Bylaw for Consideration of
Readings

RECOMMENDATION
THAT the Land Use and Planning Committee recommend that Council consider
Zoning Amendment Bylaw No. 8176, 2020 for First and Second Readings and
forward the Bylaw to a Public Hearing on February 24, 2020.

EXECUTIVE SUMMARY
Rezoning and Minor Development Permit applications have been received to facilitate the
addition of two accessory dwelling units at 719 Colborne Street. One unit is a secondary
suite located within the basement of the existing principal building and the second is a unit
on the upper level of an existing detached accessory structure. The proposal includes limited
changes to the exterior of the buildings and no additional floor space or massing.
The applicant has undertaken public consultation for the project which included an open
house and presentation to the Glenbrook North Residents Association, both of which
occurred on September 26, 2019. The proposal has also been reviewed and supported by the
Advisory Planning Commission on November, 19 2019.
1. PURPOSE
The purpose of this report is to request that the LUPC recommend that Council consider
Zoning Amendment Bylaw No.8176, 2020 for First and Second readings and forward the
Bylaw to a Public Hearing on February 24, 2020.
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2. POLICY AND REGULATIONS
Information on the policy context and existing regulations related to the proposed
development have been provided in Appendix C.
3. BACKGROUND
3.1 Pre-Application Review
Prior to submitting a formal application for Rezoning and Minor Development Permit, the
applicant completed a Pre-Application Review (PAR) for the proposed project, which was
reviewed by the Land Use and Planning Committee (LUPC) on April 8, 2019. The LUPC
was generally supportive of the project and provided the following comments:
 Tree protection barriers will be required for areas that are impacted by construction;
 Open space requirements will need to be resolved in the formal application for both
the detached accessory dwelling unit and the secondary suite;
 Unit size and parking requirements appear to be reasonable;
 The creation of two additional forms of housing for the neighbourhood is a net
positive for increased housing options.
3.2 Site Characteristics and Context
The subject site is located in the Glenbrooke North neighbourhood and is a double fronting
lot, being bound on the northeast side by Park Crescent and on the southwest side by
Colborne Street. The property is large for a compact lot and has a total area of 384 square
metres (4,133 square feet). The lot currently contains a single detached dwelling with a
detached two car garage with habitable space above. The house and detached accessory
building were constructed in 2001.
The subject property is primarily surrounded by Single-Detached Dwellings zoned RS-1 or
RT-2D, with one low-rise apartment zoned RM-5A located at the corner of Colborne Street
and Seventh Avenue. The adjacent properties to the north west of the subject site have the
same configuration, with habitable space above the detached garage.
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Terry Hughes
Park
Glenbrook
Middle School

719 Colborne St.

4. PROJECT DESCRIPTION
4.1 Project Description
The applicant has submitted Rezoning and Development Permit applications for 719
Colborne Street to allow for two additional dwelling units on the lot, currently zoned Single
Detached Dwelling Districts (Compact Lots) RT-2D. The proposal includes the conversion
of an existing room above the garage into a detached accessory dwelling unit (see Figure 1
below for an image of the garage and location of the proposed detached accessory dwelling
unit (DADU)) and the conversion of the lower level of the principal dwelling into a
secondary suite. The proposed development would retain the current dwelling and accessory
structures on the site without any changes to the building exteriors, to the existing 0.617 FSR
or to the two off-street parking spaces within the detached garage. A rezoning to
Comprehensive Development District (719 Colborne) (CD-91 is required in order to permit
the two additional accessory dwelling units proposed. The Letter of Intent is included in the
applicant submission attached to this report as Appendix B and a copy of the Zoning Bylaw
Amendment No. 8176, 2020 is attached in Appendix A.
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Figure 1: Detached Accessory Building – Proposed Detached Dwelling Unit (DADU) on Upper Floor

4.2 Project Statistics:
Current/Proposed

Site Area (gross)

Permitted / Required Under
RT-2D Zoning
3,000 sq.ft. (278.70 sq.m.)

Site Frontage

No less than 10% of perimeter

8.65 m (28.38ft) or 8% of
perimeter
(existing non-conforming)

Setbacks
Front Yard

10 feet (3.05 metre depth)

4.27 metres (14 ft.)

Not less than twenty percent
(20%) of the depth of the site but
need not exceed 25 feet (7.62
metres)

8.68 metres (28.5 ft.)

2.13 metres (7 feet) minimum for
the total of both side yards

2.56 metres (8.4 ft.) total

Rear Yard

4,133 sq.ft. (384 sq. m.)

Side Yard
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Building Height
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Accessory
Building Height
Off-Street
Parking
Detached
Accessory Unit
Size
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35% (for buildings with two
habitable levels above grade)

22.2%

15% of site area for Detached
accessory building
8.23 metres (27 ft.)

9.6%

4.57 metres (15 ft.)
2 storeys

4.33 metres (14.20 ft.)
2 storeys

3 spaces

2 spaces (variance required)

350 square feet minimum

325.6 sq. ft. (variance required)

8.21 metres (26.92 ft.)

5. DISCUSSION
5.1 Additional Accessory Dwelling Units
Currently the RT-2D zone does not permit secondary suites or detached accessory dwelling
units. The addition of two accessory dwelling units to this site, as proposed, is considered
reasonable given that:
1. The size of the subject site (4,133 sq. /383.96 sq.m.) is large for RT-2D lots and
consistent with the minimum lot size of the RS-5 Single Detached Residential
Districts (Small Lots) zone (4,000 sq. ft. /371.61sq.m.), which permits both a laneway
house and a secondary suite.
2. The proposed units would be constructed within the existing principal and accessory
buildings with no added massing.
3. The proposed project increases housing choice in the neighbourhood by adding two
additional rental dwelling units to the neighbourhood, which is consistent with the
intent of the Residential Ground Oriented designation to encourage a mix of groundoriented infill housing options.
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5.2 Size of Detached Accessory Unit
The applicant is proposing a detached accessory dwelling unit with an area of 30.25 square
metres (325.6 square feet.), which is less than the minimum size for a dwelling unit (bachelor
suite) of 32.52 square metres (350 square feet.). The proposed dwelling unit uses all of the
available existing space above the garage, and the unit could not be increased in size without
additions to the building. The dwelling unit also includes an additional 3.34 square metres
(36 sq.ft.) of under height space which does not count as floor space, but which can still be
used to improve livability and provide drawers, dressers and other storage.
5.3 Off-Street Parking
The Zoning Bylaw requires two parking spaces for properties with two accessory dwelling
units (laneway/carriage house and secondary suite) and the applicant has proposed that the
Comprehensive Zoning District for this site use the same standards. The Transportation
Division has reviewed the proposed development and has not identified any concerns.
5.4 Private Open Space Requirements
All detached accessory dwelling units under the Laneway and Carriage House Design
Guidelines are expected to include 160 square feet (14.86 square metres) of private open
space, and 80 square feet (7.43 square metres) of private open space is required for
secondary suites. The proposal includes 160 square feet (14.86 square metres) of private
open space which would be allocated to the detached accessory dwelling unit, and 80 square
feet (7.43 square metres) allocated to the secondary suite, meeting the requirements for open
space.
5.5 Design Guidelines
The application is consistent with the general principles outlined in the Laneway and
Carriage House Development Permit Guidelines, Residential Infill Townhouse Guidelines
and the Design Standards and Guidelines for Houses with Secondary Suites. Should the
rezoning be adopted, the Director of Development Services would be able consider issuance
of the Minor Development Permit.
5.6 Tree Protection and Replacement
There are off-site trees at 719 Colborne Street that require an Arborist Report and Tree
Permit Application as part of this application. These off-site trees will require protection and
tree securities. As there are no changes to the building envelope, no trees have been proposed
to be removed.
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6. PUBLIC CONSULTATION
6.1 Glenbrooke North Residents Association
The application was presented to the Glenbrooke North Residents Association on September
26, 2019. There were approximately 23 residents in attendance. Comments and discussion
from the meeting are summarized as follows:
 proposed size of the detached accessory unit;
 parking; and
 easement for the shared access path.
The applicant’s summary of the meeting is attached in Appendix D.
6.2 Applicant-Led Open House
Prior to the Residents Association meeting, the applicant held an open house on September
26, 2019, from 6pm to 7pm. The open house was attended by 3 people. Comments and
discussion from the open house were in general support of the application. The applicant’s
summary of the open house attached in Appendix D.
6.3 Advisory Planning Commission
The Advisory Planning Commission reviewed the proposed project on November 19, 2019,
and following discussion, adopted the following motion of support:
MOVED and SECONDED
THAT the Advisory Planning Commission recommend that Council support the
proposed rezoning and minor development permit applications for 719 Colborne
Street, as outlined in the staff report dated November 19, 2019.
The minutes of the November 19, 2019 Advisory Planning Commission Meeting are
available on the City’s website at: www.newwestcity.ca./APC.
7. APPLICATION REVIEW PROCESS AND NEXT STEPS
The anticipated next steps in the application review process include:
1.
2.
3.
4.
5.

Preliminary report to the LUPC (August 26, 2019);
Preliminary information report to Council; (September 9, 2019);
Presentation to the Glenbrooke North Residents Association (September 26, 2019);
Applicant-led Public Open House (September 26, 2019);
Review by the Advisory Planning Commission (November 19, 2019);
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6.

Land Use and Planning Committee Report for Consideration of First and Second
Readings of Zoning Amendment Bylaw (we are here);
7. Council Report for Consideration of First and Second Readings of Zoning
Amendment Bylaw and to schedule a Public Hearing (February 3, 2020);
8. Public Hearing and Council consideration of Third Reading of Zoning Amendment
Bylaw (February 24, 2020);
9. Council consideration of Final Reading and Adoption of proposed Zoning
Amendment Bylaw; and
10. Director of Development Services issues Minor Development Permit.
8. ADOPTION AND SERVICING REQUIREMENTS
8.1 Adoption Requirements
Items that will need to be addressed by the applicant prior to the adoption of Zoning
Amendment Bylaw No.8176, 2020, include, but are not limited to, the following:
 Retention of a Mechanical Engineer to confirm adequate connection sizes from water,
storm and sanitary services to the site; and
 Any other required documentation.
8.2 Site Servicing and Off-Site Improvements
The proposal has been reviewed by the City’s Engineering Department regarding required
site servicing and off-site improvements. The attached Engineering Services Memo
(Appendix E) outlines the retention of a mechanical engineer to confirm adequate sizes from
water, storm and sanitary services to the site. Any required improvements would need to be
provided in accordance with City standards, as determined by the Director of Engineering.
The applicant has reviewed and agreed to the works identified in this memo.
9. INTERDEPARTMENTAL LIAISON
A project-based, interdepartmental team has reviewed this development proposal.
10. OPTIONS
The following options are offered for the LUPC’s consideration:
1. That the Land Use and Planning Committee recommend that Council consider Zoning
Amendment Bylaw No. 8176, 2020 for First and Second readings and forward the
Bylaw to a Public Hearing on February 24, 2020.
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2. That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends option 1.

ATTACHMENTS
Appendix
Appendix
Appendix
Appendix
Appendix

A - Zoning Amendment Bylaw No 8179, 2020
B - Applicant Submission Package
C - Background Policy and Regulations
D - Applicant Consultation Summary
E - Engineering Servicing Memo

This report has been prepared by:
Mike Watson, Senior Planner
This report was reviewed by:
Jackie Teed, Senior Manager of Development Services

Emilie K Adin, MCIP
Director of Development Services
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CORPORATION OF THE CITY OF NEW WESTMINSTER
ZONING AMENDMENT BYLAW (719 Colborne Street)
NO. 8176, 2020
ADOPTED ________________

A Bylaw to Amend Zoning Bylaw No. 6680, 2001.
WHEREAS the Local Government Act authorizes a local government to zone areas of a
municipality and to make regulations pursuant to zoning.
NOW THEREFORE THE CITY COUNCIL of the Corporation of the City of New Westminster
in open meeting assembled ENACTS AS FOLLOWS:
1.

This Bylaw may be cited for all purposes as “Zoning Amendment Bylaw (719 Colborne
Street) No. 8176, 2020”.

2.

Zoning Bylaw No. 6680, 2001 is hereby amended as follows:
a) Section 1000 Comprehensive Development Districts of Zoning Bylaw 6680, 2001 is
hereby amended by inserting as section 1091 the Schedule attached to this Bylaw as
Schedule A.
b) That the portion(s) of certain parcels of land situated within the City of New
Westminster, British Columbia and more particularly described as:
Legal Description:

LOT 30, NEW WEST DISTRICT, PLAN LMP48946
SUBURBAN BLOCK 13, GROUP 1.

Parcel Identifier:

024-959-111

(municipally known as 719 Colborne Street)
and which is presently Single Detached Dwelling Districts (Compact Lots) (RT-2D) are
hereby rezoned to Comprehensive Development District (719 Colborne Street) (CD-91)
and the Zoning Map annexed as Appendix “A” to Zoning Bylaw No. 6680, 2001 is
hereby amended to record this rezoning.

GIVEN FIRST READING this ___________ day of __________________, 2020.

GIVEN SECOND READING this __________ day of __________________, 2020.

PUBLIC HEARING held this __________ day of __________________, 2020.
Doc #1535961
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GIVEN THIRD READING this ___________ day of __________________, 2020.

ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this
___________ day of __________________, 2020.

______________________________
MAYOR

______________________________
CITY CLERK

Doc #1535961
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Schedule A to Bylaw 8176, 2020:
Comprehensive Development District (719 Colborne Street)
(CD-91)

Doc #1535961
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Comprehensive Development
District (719 Colborne
Street)(CD-91)
1091

Comprehensive Development District (719 Colborne
Street) (CD-91)

1091 .1

The intent of this zoning district is to allow a
principal dwelling unit, an attached accessory
dwelling unit and a detached accessory dwelling unit.

Comprehensive Development Districts (719 Colborne Street) (CD-91) Regulations
1091 .2

Development of sites zoned CD-91 shall comply with
the regulations and requirements of the Single
Detached Dwelling Districts(Compact Lots)(RT-2D),
except:
(a)

(b)

(c)

(d)

2020 03 09

a detached accessory dwelling unit shall be
permitted on the second level of a detached
accessory building with a maximum floor area
of 33 sq. metres(355.2 sq. ft.);
the minimum floor area of a detached
accessory dwelling unit shall be not less
than 99 square metres (325 sq. ft.);
a secondary suite shall be permitted in
accordance with the requirements of the
Single Detached Residential Districts (RS-1);
a minimum of one parking space shall be
provided per unit, except where a lot
contains a single detached dwelling with
secondary suite and a detached accessory
dwelling unit, a minimum of two parking
spaces shall be provided.

City of New Westminster Zoning Bylaw
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DESIGN BRIEF

EXISTING ZONING:

RT-2D SINGLE DETACHED DWELLING DISTRICTS ( COMPACT LOTS)

PROPOSED ZONING:

CD-#

THE PROPOSED RE-ZONING OF THE SUBJECT PROPERTY IS TO ALLOW THE CONVERSION OF THE EXISTING BUILDINGS INTO A USE COMBINATION NOT
PERMITTED UNDER THE CURRENT RT-2D ZONE.
THE OWNER WOULD LIKE TO CONVERT THE EXISTING SINGLE DETACHED DWELLING AND DETACHED TWO-CAR GARAGE / LOFT INTO THREE (3)
DWELLING UNITS AND A TWO-CAR GARAGE. THE UNIT MIX WOULD CONSIST OF A PRINCIPAL DWELLING UNIT, ONE (1) ATTACHED ACCESSORY
DWELLING UNIT, AND ONE (1) DETACHED ACCESSORY DWELLING UNIT OVER A TWO-CAR GARAGE. THE PROPERTY WOULD REMAIN A FEE SIMPLE
LOT, WITH NO SUBDIVISION OR STRATIFICATION PROPOSED.
THE PRINCIPAL DWELLING UNIT WOULD OCCUPY THE UPPER, MAIN AND A PORTION OF THE LOWER LEVEL OF THE EXISTING SINGLE DETACHED
DWELLING. ITS APPROXIMATE GROSS AREA WOULD BE 1945.9 SQ FT.
THE ATTACHED ACCESSORY DWELLING UNIT WOULD OCCUPY A PORTION OF THE LOWER LEVEL OF THE EXISTING SINGLE DETACHED DWELLING. ITS
APPROXIMATE GROSS AREA WOULD BE 646.5 SQ FT. THE ENTRANCE FOR THIS UNIT WOULD BE AT THE REAR OF THE EXISTING SINGLE DETACHED
DWELLING. A MINIMUM OF 80 SQ FT OF OUTDOOR HARD SURFACE WOULD BE PROVIDED FOR THIS UNIT, IN KEEPING WITH THE CITY'S SECONDARY
SUITE DESIGN STANDARDS.
THE DETACHED ACCESSORY DWELLING UNIT WOULD OCCUPY THE 'LOFT' SPACE OVER THE EXISTING GARAGE. ITS APPROXIMATE GROSS AREA
WOULD BE 325.6 SQ FT. THE ENTRANCE FOR THIS UNIT WOULD REMAIN UNCHANGED, FACING THE PRINCIPAL DWELLING UNIT/REAR YARD. A
MINIMUM OF 160 SQ FT OF PRIVATE OPEN SPACE WOULD BE PROVIDED FOR THIS UNIT, IN KEEPING WITH THE CITY'S LANEWAY AND CARRIAGE
HOUSES DEVELOPMENT PERMIT GUIDELINES.
BOTH ACCESSORY DWELLING UNITS WOULD BE ACCESSIBLE FROM COLBORNE STREET VIA AN EXISTING SHARED APPROX. 3'-6" WIDE PATH LOCATED
IN THE SOUTH SIDE YARD. AS WELL, ACCESS TO THE GARAGE, REAR YARD PARKING, AND TO PARK CRESCENT ARE CURRENTLY PROVIDED AND NO
CHANGES ARE PROPOSED. THE PROPERTY'S UNIQUE SITING WOULD ALLOW ALL THREE UNITS TO HAVE EASY ACCESS TO BOTH COLBORNE STREET
AND PARK CRESCENT. THE GENEROUS REAR YARD EASILY FACILITATES THE PROVISION OF PRIVATE OUTDOOR SPACE TO EACH DWELLING UNIT.
THIS PROPOSAL MEETS MANY OF THE CITY'S LONG TERM HOUSING AND DENSITY AIMS. THIS PROPOSAL IS COMPATIBLE WITH BOTH THE CURRENT
AND PROPOSED OCP LAND USE DESIGNATIONS FOR THE PROPERTY. THE RESIDENTIAL-GROUND ORIENTED INFILL HOUSING DESIGNATION WHICH
AIMS TO ALLOW A MIX OF GROUND-ORIENTED INFILL HOUSING OPTIONS COMPLIMENTARY TO THE EXISTING NEIGHBOURHOOD CHARACTER
ENCOMPASSES THE PROPOSED SCOPE AND CHARACTER OF THIS PROJECT. THIS PROPOSAL WOULD TRANSFORM A SINGLE DETACHED DWELLING
INTO THREE (3) RESIDENTIAL UNITS OF VARYING SIZES, ALL BEING ACCOMMODATED WITHIN THE ENVELOPE OF EXISTING BUILDINGS. THE IMPACT
TO NEIGHBOURS WOULD BE MINIMAL, AS THE MAJORITY OF THE ALTERATIONS PROPOSED ARE INTERIOR IN NATURE.
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General Regulations

CD-#

Re-zoning Scenario

2019.01.19

Reference

Regulation (RT-2D zone)
datum elevation

Existing Site Data:

site area
site width
min
site frontage width
site depth
min
site depth
max

419.10
419.11

4133.0 sq. ft.
28.37 ft.
28.37 ft.
136.09 ft.
155.80 ft.

Note:
areas and property dimensions are approximate

Regulation (RT-2D zone)

Uses

414.3
414.4
414.5

383.97 m2
8.65 m
8.65 m
41.48 m
47.49 m

Single Detached
Duplex
Single Detached
Principal Dwelling Unit (PDU)

yes
yes
yes

Detached Accessory
Attached Accessory
Attached Accessory Dwelling Unit (AADU)
Detached Accessory Dwelling Unit (DADU)

yes
yes
no
no

Existing Condition

yes
yes
yes

Proposed (CD zone)

Notes

yes
yes
yes
(1) proposed

CD zone proposed to allow for
additional uses than those allowed
under the RT-2D zone

414.12

Building height
w/ site coverage under 30%
elevation

414.16

Lot Coverage
Lot Coverage
when 2 storeys above datum

35 %
134.39 m2 |

1446.6 sq ft.

Lot Coverage
when 3 storeys above datum

30 %
115.19 m2

1239.9 sq.ft.

Floor areas - gross

8.23 m

26.92 ft.

no restrictions

yes
yes
(1) proposed
(1) proposed

Existing Condition

Proposed (CD zone)

Notes

elevation

256.11 ft

no changes

height
elevation

26.92 ft.
283.03 ft

no changes
no changes

CD zone - proposed to have same
building height restrictions as RT-2D

22.2 %

no changes

CD zone - proposed to have same
lot coverage allowances as RT-2D

PDU- upper
PDU-main
PDU-lower

922.8 sq ft
840.8 sq ft
828.80 sq ft

922.8 sq ft
840.8 sq ft
182.30 sqft

AADU - lower

646.5 sq ft

DADU

325.6 sq ft

Garage
Garage loft
Total

400.0 sq ft
325.6 sq ft

400.0 sq ft

3318.0 sq ft

3318.0 sq ft

CD zone would need to allow for
unit mix proposed, and proposed
areas of each unit type

Principal Building Setbacks
414.13

Front yard

3.05 m

10.0 ft

14.0 ft

no changes

414.15

Interior side yard
total of subject property and
neighbouring property

2.13 m

7.0 ft

8.0 ft

no changes

1.065 m

3.5 ft

4.0 ft

no changes

7.62 m

25.0 ft

28.5 ft

no changes

subject property
414.14

414.1

Rear yard

Detached Accessory
Maximum Height
Maximum site coverage
Min distance from Principal

414.11

Attached Accessory
Maximum Height
Site coverage

2 storeys (1 within roof)
4.57 m
15.0 ft
37.16 m2
400 sq ft
3.05 m
10 ft

4.57 m
10% of site area
38.40 m2

2 storeys (1 within roof)
400 sq ft
29.6 ft

no changes
no changes

15 ft
413.30 sq ft

no changes
front porch
rear porch
loft entry
unused allowance

120.0 sq ft
55.0 sq ft
9.0 sq ft
229.3 sq ft

no changes
no changes
no changes
no changes

CD zone - proposed to have same
front, rear and sie yard restrictions
as RT-2D

CD zone - proposed
regulations to be the same as RT-2D
for Detached Accessory
Detached Accessory proposed to
allow DADU

CD zone - proposed
regulations to be the same as RT-2D
for Attached Accessory
Potential addition of rear deck off
of Principal Dwelling Unit
requested to be accomodated

Parking
150.7

Note:

Parking

1 stall

stalls - garage
stalls - surface tadem

2
2

no changes

CD zone - proposed
regulations ot require (2) stalls for
the total of (3) proposed dwelling units

* all data of existing conditions was gathered from orignal drawings supplied by Eric Pattison (under Decosse Pattison Architects) and has not been independently confirmed.
* City of New Westminster to provide feedback of any and all additional regualtions / restrictions that should be considered during potential re-zoning application process
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EXISTING CONDITION
LIMITING DISTANCE CALCULATION (SOUTH):
DISTANCE TO PL:

d'-O" I

AREA OF EXPOSED BUILDING FACE :
GLAZED OPENINGS:

1109 sq ft
57.0 sq ft

PRINCIPAL DWELLING UNIT OVER
ATTACHED ACCESSORY UNIT

1.21 m

105.0 m2
5.3 m2

PERCENTAGE OF GLAZED OPENINGS:

5.1%
EXIST.

EXIST.

PERCENTAGE OF GLAZED OPENINGS:
ALLOWABLE PERCENTAGE {AS PER TABLE 9.10.15.4):

I
Mi
•

7.0%

DATA BASED ON ORIGINAL BUILDING PERMIT DRAWINGS

PROPOSED CONDITION
LIMITING DISTANCE CALCULATION (SOUTH):
MIN DISTANCE TO PL:

^-O"

/

AREA OF EXPOSED BUILDING FACE :
GLAZED OPENINGS:

1109 sq ft
64.0 sq ft

EXIST.

1.21 m

105.0 m2
5.95 m2

PERCENTAGE OF GLAZED OPENINGS:

5.8%

PERCENTAGE OF GLAZED OPENINGS:
ALLOWABLE PERCENTAGE {AS PER TABLE 9.10.15.4):

7.0%

EXIST.

EXIST.

DATA BASED ON ORIGINAL BUILDING PERMIT DRAWINGS
AND PROPOSED WINDOW ADDITION

NEW HANDRAIL
AS REQUIRED
EXIST. STAIRS

EXIST. WINDOW

PROPOSED WINDOW

EXIST.

Q

TOTAL AREA OF PROPOSED
WINDOW CONFIGURATION: '
19.0 sq ft (1.7% )
AS PER 9.10.1S. 4.3 -ARE IS
LESS THAN:50% OF
ALLOWABLE•GLAZE
LAZED AREA

SHARED PATH

i

SOUTH ELEVATION
PRINCIPAL DWELLING UNIT + ATTACHED ACCESSORY DWELLING UNIT
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Appendix C:
Background Policy and Regulation
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Appendix C: Background 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.
2.2 Development Permit Area
The subject site is located within the Ground Oriented Housing Development Permit
Area (DPA 1.2), which encourages small scale infill projects that are complementary to
the existing single detached dwelling context through appropriate building form, scale,
and location. Applications for detached accessory dwelling units must comply with the
Laneway and Carriage House Residential Development Permit Area Guidelines. A Minor
Development Permit is required for the proposed development, which will be reviewed
concurrently with this Rezoning application.
2.3 Zoning Bylaw
The subject properties are currently zoned Single Detached Dwelling Districts (Compact
Lots) (RT-2D) which allows one principal unit and a two storey detached accessory
structure on a compact lot. As the RT-2D zoning only allows a single principal unit, a
rezoning to a Comprehensive Development (CD) would be required for the addition of
two accessory dwelling units.
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Applicant Public Consultation Summary
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2019.10.18

Re:

Summary of Public Consultation

Project:

Rezoning application, 719 Colborne Street, New Westminster

Both a Public Open House and Resident’s Association presentation took place on September 26th, 2019.
The public open house was followed by a presentation to the Glenbrooke North Resident’s Association by
Tara Gronlund from gronlund dare partnership. This letter will summarize that evening’s events.
Generally speaking, all attendees were in support of the project. There were issues raised, including the
proposed size of the detached accessory unit, parking, and easement for the shared access path, along
with questions to gain clarification regarding the scope of the proposed project. No attendees, however,
voiced significant concerns or reservations regarding the general scope of the project being proposed.
The Glenbrooke North Resident’s Association has provided their support of the project (see attached
material #7).

Public Open House / Glenbrooke North Resident’s Association Meeting

Event details:

Date:
Time:

Notification details:

Event invitations were provided to all neighbours on the mail-out list
supplied by city staff on August 30th, 2019.

Thursday, September 26th, 2019
6:00pm – 7:00pm - Open House
7:00pm – 8:00pm - Glenbrooke North Resident’s Association
meeting
Location: Spruce Room, Century House, 620 8th Street, New
Westminster

A total of (134) invitations were distributed on September 7th, 2019. (93)
were mailed and (41) were hand delivered.
Newspaper ads, in accordance with city guidelines, were run in the New
Westminster Record on September 12, 2019 and September 19, 2019

gronlund dare partnership | 719 Colborne Street – Summary of Public Consultation 19.10.18
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Number of attendees:

(23) people attended both the open house and Resident’s association
meeting.
(12) attendees signed the sign-in sheet
(3) attendees only attended the open house
(3) attendees were City Staff
Cameron Barker, Planning Assistant,
Mike Watson, Senior Planning Analyst
Sylvain Watson, Senior Arborist
Both the applicant and representative from gronlund dare partnership
were in attendance.

Attached material:
1. Event invitation

Page 3

2. Newspaper ads

Page 4

3. Boards on display
8 mounted display boards were displayed

Pages 5 - 8

4. Project overview as presented

Page 9

5. Sign-in sheet

Page 10

6. Comment forms
(4) comment forms were received at the event
No additional comment forms were received by
city staff or by gronlund dare partnership by the
October 10th submission deadline.

Pages 11 - 14

7. Meeting Minutes
Glenbrooke North Resident’s Association meeting.

Pages 15 – 16
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1. Event Invitation:
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2. Newspaper Ad:
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3. Boards on Display:
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4. Project overview as presented:
This re-zoning is being proposed to allow the conversion of the existing buildings into a use
combination not permitted under the current RT-2D zone.
The owner would like to convert the existing single detached dwelling and detached two-car
garage / loft into three (3) dwelling units and a two-car garage. The unit mix would consist of a
principal dwelling unit, one (1) attached accessory dwelling unit (or secondary suite), and one (1)
detached accessory dwelling unit over a two-car garage. The property would remain a fee simple
lot, with no subdivision or stratification proposed.
The principal dwelling unit would occupy the upper, main and a portion of the lower level of the
existing house. Its approximate gross area would be 1945.9 sq ft.
The attached accessory dwelling unit would occupy a portion of the lower level of the existing
house. Its approximate gross area would be 646.5 sq ft.. The entrance for this unit would be at
the rear of the existing house. A minimum of 80 sq ft of outdoor hard surface would be provided
for this unit, in keeping with the city's secondary suite design standards.
The detached accessory dwelling unit would occupy the 'loft' space over the existing garage. Its
approximate gross area would be 325.6 sq ft. The entrance for this unit would remain
unchanged, facing the principal dwelling unit/rear yard. A minimum of 160 sq ft of private open
space would be provided for this unit, in keeping with the city's laneway and carriage houses
development permit guidelines.
Both accessory dwelling units would be accessible from Colborne street via an existing shared
approx. 3'-6" wide path located in the south side yard. As well, access to the garage, rear yard
parking, and to Park Crescent are currently provided and no changes are proposed.
The property's unique siting would allow all three units to have easy access to both Colborne
Street and Park Crescent. While there are two parking spaces proposed in the existing garage, in
keeping with the City’s requirements for similar development scenarios, there is ample room on
the long driveway approach to the garage for additional parking. As well, both accessible streets
have parallel parking available.
The type of gentle densification being proposed by a project such as this is very much in keeping
with the long term planning aims of the City of New Westminster. This proposal is compatible
with the current OCP land use designation for the property which is residential-ground oriented
infill housing. This designation aims to allow a mix of ground-oriented infill housing options
complimentary to the existing neighbourhood character. This proposal meets the planning aims
of that designation transforming an existing single family dwelling into three (3) residential units of
varying sizes. The units, by being accommodated within the envelope of existing buildings
means that the impact to neighbours would be minimal, both during construction and after
occupancy.
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7. Glenbrooke North Resident’s Association meeting minutes
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If further information is required, please contact Tara Gronlund of gronlund dare partnership.

Regards,

Tara Gronlund

ABID, MARCH, IA AIBC

gronlund dare partnership
tel 604-522-2258
gronlunddare@shaw.ca
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Appendix E:
Engineering Servicing Memo
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Memorandum
To: Cameron Barker, Planning Assistant
From: Roger Chang, Engineering Technologist

Date: March 29, 2019
File: PRJ-009005

Subject: WORKS AND SERVICES REQUIREMENTS FOR 719 COLBORNE STREET – PAR01343.

We are responding to application as referenced above dated February 4, 2019 for the proposed small-scale
rezoning of the subject property to include a principle dwelling unit, and attached accessory dwelling unit
below the principle dwelling and a third unit over an existing garage.
Provided you are successful in obtaining approval for the Rezoning and Development Permit,
Engineering Department requirements include but are not necessarily limited to the following:
1. Retain a Mechanical Engineer to provide the City with a Signed and Sealed Engineering Letter stating
the adequate services connection sizes needed for water, storm and sanitary to service the additional
units proposed on the subject property. The letter shall indicate the existing service connection sizes
and material. If the existing service connection sizes are inadequate to service the proposed additional
units, cash deposits towards the estimated cost of upgrading the services, by the City, will be
required.
2. The required number of off-street parking spaces by Zoning Bylaw should be provided on the site. If
a parking variance is needed, the applicant should provide the City with evidence-based justification,
in terms of parking demand of the proposed development and potential impacts on on-street parking
of adjacent streets for further consideration.
3. The existing shared driveway access off Park Crescent will be maintained for 717 and 719 Colborne
Street.
If you have any questions, please contact me at 604-527-4633 or rchang@newwestcity.ca.
Regards,

Roger Chang
Engineering Technologist
cc

E. Wat, Manager, Infrastructure Planning
C. Dobrescu, Utilities and Special Projects Engineer
G. Otieno, Infrastructure Engineer
F. Jin, Transportation Technologist
E. Mashig, Manager, Park Horticulture & Open Space Planning
A. Hannula, Manager, Electrical Engineering Design & Planning
M. Racanello, Plan Reviewer
L. Wang, Plan Reviewer
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