Corporation of the City of

é NEW WESTMINSTER

REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE

Notice is hereby given of the following Land Use and Planning Committee:
April 10,2017 at 12:00 p.m.
Committee Room 2, City Hall

AGENDA

| ADDITIONS /DELETIONS TO THE AGENDA

MOTION to amend the Land Use and Planning Committee agenda.

| ADOPTION OF MINUTES

1. Adoption of the following minutes:
a. December 5, 2016
b. March 6,2017
| PRESENTATIONS
2. No Items

| UNFINISHED BUSINESS

3.

No Items

| REPORTS FOR ACTION

4.

5.

30 Royal Avenue and 55 Dufferin Street: Pre- Application Review

800 Block Agnes Street (810 and 824 Agnes Street and 815 and 821 Victoria
Street): Pre-Application Review
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6. 1102,1110,1116 and 1122 Salter Street: Official Community Plan
Amendment and Rezoning to Allow a 78 Unit Residential Development, Park
and Road Dedication - Bylaws for First and Second Readings

7. 302 Twelfth Street (Key West Ford): Development Permit Application -
Preliminary Report
| DIRECTOR’S / MANAGER’S REPORT (Oral Report)

8.

| NEW BUSINESS

9. No Items

CORRESPONDENCE

10. No Items

| ADJOURNMENT
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There 1s no Report with this Item.
Please see Attachment(s).



Corporation of the City of

é NEW WESTMINSTER

REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE

December 5, 2016 at 12:00 p.m.
Committee Room 2, City Hall

MINUTES
PRESENT:
Mayor Jonathan Coté
Councillor Patrick Johnstone
Councillor Chuck Puchmayr
STAFF:
Ms. Jackie Teed - Manager of Planning
Mr. Mike Watson - Senior Planning Analyst
Ms. Lauren Blake - Committee Clerk

The meeting was called to order at 12:03 p.m.

| ADDITIONS / DELETIONS TO THE AGENDA

There were no additions.

| ADOPTION OF MINUTES

1. Adoption of the October 17, 2016 Minutes

MOVED and SECONDED

THAT the October 17, 2016 Land Use and Planning Committee minutes be

adopted.
CARRIED.
All members of the Committee present voted in favour of the motion.
| PRESENTATIONS
2. No Items
December 5, 2016 Land Use and Planning Committee Minutes Page 1
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| UNFINISHED BUSINESS

3. No Items
| REPORTS FOR ACTION |
4. 520 Carnarvon Street: Proposed Heritage Revitalization Agreement and

Heritage Designation - Preliminary Report

Mike Watson, Senior Planning Analyst, summarized the report dated December 5,
2016 regarding a proposed Heritage Revitalization Agreement and Heritage
Designation for 520 Carnarvon Street.

In response to questions from the Committee, Mr. Watson advised that nearby lots
have limited development potential, even if lots were to be consolidated. In
addition, Jackie Teed, Acting Director of Development Services, advised that the
Holy Trinity Church is currently reviewing options to redevelop their property
located at 514 Carnarvon Street. The proposal for 520 Carnarvon Street would not
impact any neighbouring properties’ ability to redevelop.

MOVED and SECONDED
THAT the Land Use and Planning Committee recommend that staff process the
Heritage Revitalization Agreement and Heritage Designation applications for 520
Carnarvon Street as outlined in the report dated December 5, 2016.

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

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

S.

There were no items.

| NEW BUSINESS

6.

No Items

CORRESPONDENCE

7.

No Items
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| ADJOURNMENT

ON MOTION, the meeting was adjourned at 12:12 p.m.

JONATHAN COTE LAUREN BLAKE
MAYOR COMMITTEE CLERK
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There 1s no Report with this Item.
Please see Attachment(s).



Corporation of the City of

é NEW WESTMINSTER

REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE

March 6, 2017 at 11:00 a.m.
Committee Room 2, City Hall

MINUTES
PRESENT:
Mayor Jonathan Coté
Councillor Patrick Johnstone
Councillor Jaimie McEvoy
STAFF:
Ms. Jackie Teed - Acting Director of Development Services
Mr. John Stark - Acting Manager of Planning
Mr. Jim Hurst - Development Planner
Mr. Rupinder Basi - Senior Planner
Ms. Julie Schueck - Heritage Planner
Ms. Carolyn Armanini - Planning Analyst
Mr. Nicholas Hardy - Planning Assistant
Ms. Lauren Blake - Committee Clerk

The meeting was called to order at 11:21 a.m.

| ADDITIONS / DELETIONS TO THE AGENDA

There were no additions.

| ADOPTION OF MINUTES

1. No Items

| PRESENTATIONS

2. No Items

| UNFINISHED BUSINESS

3. No Items
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| REPORTS FOR ACTION

4.

813 Carnarvon Street

Jim Hurst, Development Planner, summarized the report dated March 6 regarding
813 Carnarvon Street.

Richard Wittstock, Domus Homes Group, Andrew Emmerson, GBL Architects,
provided an on table PowerPoint presentation summarizing details of the project as
outlined in the report dated March 6, 2017.

Gary Glacken, Pal Vancouver, provided an overview of PAL Vancouver.

In response to questions from the Committee, Mr. Wittsock, Mr. Emmerson and
Mr. Glacken provided the following information:

e The project would not include a theatre due to the site’s proximity to the
Anvil Centre Theatre; however, the rooftop amenity area could include a
small performance space;

The Committee did not express concerns regarding the proposed density Floor
Space Ratio (FSR) of 7.75. In addition, the Committee noted the following
comments:

e Support was expressed for implementing affordable housing for performers
and retired performers in close proximity to the Anvil Centre Theatre;

e The proposal could provide positive benefit to the community and the
positive impact on the New Westminster arts community;

e A greenway along Carnarvon Street has not been included as part of the
Master Transportation Plan. New developments along the north side of
Carnarvon Street could include designs to make Carnarvon Street a more
friendly pedestrian experience;

e The project appears to conform with the existing streetscape and form; and,

e The project should ensure that there are no blank walls imposing on the
pedestrian experience.
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MOVED and SECONDED
THAT the Land Use and Planning Committee recommend that Council provide
staff with feedback on the three approaches identified in section 4.0 of this report
with the goal of providing the applicant with a clear understanding of the approach
that Council would consider being most appropriate.

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

5. 514 Carnarvon (Holy Trinity Cathedral): Heritage Revitalization Agreement
and Official Community Plan Amendment - Updated Application
a. Applicant Presentation

Julie Schueck, Heritage Planner, summarized the report dated March 6, 2017,
regarding a pre-application for a Heritage Revitalization Agreement and Official
Community Plan Amendment for 514 Carnarvon Street.

Joe Carreira, Conwest Group, Ben Taddei, Conwest Group, Stefan Aepli, Francl
Architecture, Donald Luxton, Donald Luxton & Associates, and Dale Yardly,
Reverend, Holy Trinity Cathedral, provided a PowerPoint presentation
summarizing details of the project as outlined in the report dated March 6, 2017.

In response to questions from the Committee, Mr. Luxton and Mr. Taddei advised
that the proposed scope would not be accomplished with a low or medium density
project. The current proposal of a high density tower would be economically
viable enough to complete the proposed scope, which would include seismic
upgrades, heritage restoration work, the inclusion of affordable housing units, and
construction of the parkade and amenity space.

Discussion ensued, and the Committee noted the following comments:

e The Holy Trinity Church is an important heritage site in the New
Westminster;

e A high rise tower and multifamily project would not be out of place on the
site;

e The project’s proximity to the Columbia Street SkyTrain Station makes it
attractive for density;

e The proposal could provide benefits for the streetscape, and could provide
connection from Columbia Street to Carnarvon Street via Church Street;

e The proposal could include clarity regarding the community use aspect of
the project;

e [t is important that the heritage asset maintain good visibility;
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e It was questioned how the proposal would follow the Standards and
Guidelines for the Conservation of Historic Places in Canada, specifically
with respect to the subordination of new construction to heritage buildings;

e A more slender massing could help the building fit into the existing
streetscape; and,

e Secured, affordable rental housing could be considered as part of the
application.

MOVED and SECONDED
THAT staff work with the applicant to pursue Option Three (Residential — High
Rise Apartment with Affordable Housing) for 514 Carnarvon Street.

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

6. 640 and 616 Sixth Street: Development Inquiry for a Proposed High-Rise,
Mixed-Use Development Consisting of At-Grade Retail, Secured Market
Residential Rental and Market Strata Residential Development — Preliminary
Report

Rupinder Basi, Senior Planner, summarized the report dated March 6, 2017,
regarding a development inquiry that has been received for a proposed high-rise,
mixed-use development at 640 and 616 Sixth Street.

Discussion ensued, and the Committee noted the following comments:

e There were no concerns expressed regarding density at the site;

e Flexibility is required to provide increased density in Uptown to support the
existing commercial and business units;

e The driveway could be relocated to Princess Avenue, as it is anticipated that
a greenway will be implemented along Seventh Avenue;

e The podium massing appears large and should be reviewed; and,

e The inclusion of three bedroom units as per the Family Friendly Housing
Policy could be considered.
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MOVED and SECONDED
THAT staff work with the applicant to pursue Option Two (Maximum Contemplated
in Zoning Bylaw Plus Bonus) for 640 and 616 Sixth Street;

THAT staff work with the applicant to reduce the number of podium levels, and,

THAT the application be revised to provide the number of two- and three-bedroom
units as required by the Family Friendly Regulations.

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

7. 229 Eleventh Street: Proposed Rezoning to CD Zone to Permit Construction
of a Duplex and Laneway House - Preliminary Report
Jackie Teed, Acting Director of Development Services, summarized the report
dated March 6, 2017, regarding a proposed rezoning for 229 Eleventh Street to
permit construction of a duplex and laneway house.
The Committee noted that the proposal is a good use of the site, and would be
consistent with other projects in the neighbourhood.
MOVED and SECONDED
THAT the Land Use and Planning Committee direct staff to proceed with the
processing of the rezoning application for 229 Eleventh Street as outlined in the
report dated March 6, 2017.
CARRIED.
All members of the Committee present voted in favour of the motion.
| CONSENT AGENDA |
8. 1002, 1012, 1016 and 1020 Auckland Street: Rezoning from Light Industrial
Mixed Use Districts (M-5) to Comprehensive Development Districts (1002
Auckland Street) (CD-69) - Bylaw for Consideration of First and Second
Readings
MOVED and SECONDED
THAT the Land Use and Planning Committee recommend that Council consider
Zoning Amendment Bylaw 7907, 2017 for First and Second Reading and forward
the Bylaw to a Public Hearing on April 24, 2017.
CARRIED.
All members of the Committee present voted in favour of the motion.
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11.

518 Ewen Avenue: Proposed Rezoning from (C-1) to (RQ-1) to Permit
Construction of a Single Detached Dwelling- Updated Application for
Consideration of Public Hearing

MOVED and SECONDED
THAT the Land Use and Planning Committee recommend Council forward Zoning
Amendment Bylaw 7833, 2016 to rezone 518 Ewen Avenue from Local Commercial
Districts (C-1) to Queensborough Neighbourhood Residential Dwelling Districts
(RQ-1) to a Public Hearing on April 24, 2017.

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

43 Hastings Street: Rezoning for Six Unit Affordable Housing Project -
Preliminary Report

MOVED and SECONDED
THAT the Land Use and Planning Committee direct staff to process the Rezoning,
Housing Agreement Bylaw and Development Permit applications for the subject
properties located at 43 Hastings Street based on the process outlined in the report
dated March 6, 2017.

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

| ITEMS REMOVED FROM THE CONSENT AGENDA |

10.

837 - 841 Twelfth Street: Development Permit for Proposed Four Storey
Mixed Use Building and Development Variance Permit to Vary Building Line
Setback - Preliminary Report

In response to questions from the Committee, Jackie Teed, Acting Director of
Development Services, and Nicholas Hardy, Planning Assistant, provided the
following information:

e The proposal would not meet the requirements of the proposed new Official
Community Plan (OCP) and Design Guidelines, which indicate that
commercial units along Twelfth Street should be developed in nodes not
including this site, but is consistent with the zoning on the site;

e The current zoning would allow a maximum height of either four storeys or
40 feet;

e The proposed Design Guidelines would stipulate where six storey projects
would be appropriate; and,
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e Additional storeys are often linked to community benefits, such as
affordable housing units.

MOVED and SECONDED
THAT the Land Use and Planning Committee recommend that staff process the
application for the subject lots as outlined in the report dated March 6, 2017.

CARRIED.
All members of the Committee present voted in favour of the motion.
| DIRECTOR’S / MANAGER’S REPORT (Oral Report) |
12.  No Items
| NEW BUSINESS
13.  No Items
CORRESPONDENCE
14. No Items
| ADJOURNMENT
ON MOTION, the meeting was adjourned at 1:01 p.m.
JONATHAN COTE LAUREN BLAKE
MAYOR COMMITTEE CLERK
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é Corporation of the City of
= \EW WESTMINSTER
REPORT

Development Services
To: Land Use and Planning Committee Date: 4/10/2017
From: Jackie Teed File: PAR01047

Acting Director of Development
Services
Item #: 20/2017

Subject: 30 Royal Avenue and 55 Dufferin Street: Pre-Application Review

RECOMMENDATION

THAT the Land Use and Planning Committee direct staff to include feedback to the
applicant that an application consistent with either approach described in section 5.4
of this report would be considered.

EXECUTIVE SUMMARY

A pre-application has been submitted for a preliminary proposal which includes a twelve
storey (on the south elevation) mid-rise building at a height of approximately 38 metres (125
feet), and a floor space ratio (FSR) of approximately 3.75. The application anticipates 48
residential units which would be a mixture of townhouse units around the base and
apartments. The application also includes 465 square metres (5,000 sq. ft.) of amenity /
daycare space at the third level of the building.

This report provides preliminary information to the Land Use and Planning Committee in

regards to this pre-application and seeks direction related to the feedback to be provided to
the applicant on density and building height. Staff has provided initial comments on other
aspects of the application which are included in the draft letter attached as Appendix A.
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1.0 PURPOSE

A pre-application has been received for 30 Royal Avenue and 55 Dufferin Street. This report
provides preliminary information regarding this pre-application so that initial comments can
be provided to the applicant from the Land Use and Planning Committee. Staff is also
seeking the Committee’s feedback on the proposed density and height and have provided
two scenarios for comment and feedback in section 5.4 of this report.

2.0 BACKGROUND

2.1  Previous Council and Land Use and Planning Committee Direction

Pre-Application Review Process

On April 4, 2016, Council received a report from the Land Use and Planning Committee
(LUPC) which recommended amendments to the Development Approvals Procedure Bylaw
in order implement the pre-application process as a measure to further improve customer
service. This report also recommended that the LUPC also provide preliminary comments on
pre-applications. The pre-application stage is intended to provide applicants with high level
information at an earlier stage in the process and to improve transparency and consistency.
Council adopted the changes to the Development Approvals Procedure Bylaw to implement
the pre-application review on April 18, 2016.

2.2 Site Characteristics and Context

The subject sites are located in the Downtown neighbourhood and are located at the corner
of Royal Avenue and Dufferin Street. The onramp from Royal Avenue to the Pattullo
Bridge is adjacent to the site on the east side. The site slopes from the northwest corner to the
southwest corner of the sites with a grade change of 6.7 metres (22 feet).

To the north of the site across Royal Avenue is Queens Park and a five storey multiple unit
residential rental building. To the west are mix of single detached dwellings and three and
four storey multiple unit residential rental buildings. To the south of the site are two lots
zoned single detached dwelling districts. To the east of the site is the on ramp for the Pattullo
Bridge which is accessed from Royal Avenue. A site context map is attached in Appendix B.

2.3 Project Statistics and Proposed Relaxations

The shaded cells in the table below indicate where the application does not meet zoning or
policy requirements.
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Policy/ Proposed
Requirement
Site ] Width: 80.47 metres (264 feet)
Dimensions Depth 40.23 metres (132 feet)
Site Area : 1,397.08 sq. metres (15,038 sq. ft.)
Residential ,
Units - 48 units
Floor Space
Ratio 3.0 FSR 3.75 FSR
Height 30.5 metres (100 feet) 38.1 metres (125 feet)
2.4  Proximity to Transit
Transit Facility Frequency Distance
SkyTrain Station 720 metres (2,360 feet)
Frequent Transit 720 metres (2,360 feet)
Network
Bus Stop (C3 10 — 30 minute service | 160 metres (525 feet)
Community Shuttle)

The subject site is located 720 metres from Columbia Street SkyTrain Station and 160 metres
from the nearest bus stop which is served by the C3 Community Shuttle.

3.0 PROPOSAL

The pre-application proposes a 12 storey (on the south elevation) mid-rise building at a
height of approximately 38 metres (125 feet), and a floor space ratio of 3.75 FSR. The
application proposes 48 residential units which includes 11 townhouse units and 37
apartment units. The application also includes 465 square metres (5,000 sq. ft.) of amenity /
daycare space at the third level of the building. The application does not include an
indication if the daycare space would be profit or not-for-profit.

Parking is proposed to be located primarily underground with some areas above grade being
used for bicycle parking and residential storage. The applicant has indicated in their design
rationale, that three to four storey of underground parking would be required depending on
the residential unit mix provided. Draft Architectural Plans and a Letter of Intent are
attached in Appendix C.
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4.0 POLICY AND REGULATIONS

4.1 Downtown Community Plan Land Use Designation

Residential — Mid-Rise Apartment: The Downtown Community Plan notes the following
details regarding the Residential — Mid-Rise Apartment designation:

+ targeted for residential;

* intended for mid-rise apartments;

» also may include low rise apartments, townhouses, stacked townhouses, row houses;

* community amenities such as churches, child care, libraries or community space
small-scale, corner store type retail, restaurant, and service uses permitted.

The form of the proposed development is generally consistent with the Residential — Mid-
Rise Apartment land use designation in the Downtown Community Plan.

4.2  Zoning Bylaw

Single Detached Dwelling Districts (RS-2): The subject site is currently zoned Single
Detached Dwelling Districts (RS-2) which allows the development of a single detached
dwelling and secondary suite at a density of 0.5 FSR.

4.3 Density Bonus Amenity Zoning Phase 2 Council Policy

The Density Bonus Amenity Zoning Phase 2 Council Policy anticipates a rezoning of this
site to RM-6B (DB) which would allow a maximum bonus residential FSR of 3.0 and a
maximum height of 30.48 metres (100 feet) for the subject site.

The proposed development proposes a density of 3.75 and a height of 38.1 metres (125 feet)
which is not consistent with the anticipated heights and density under the Density Bonus
Phase 2 Council Policy.

44 Downtown Building and Public Realm Design Guidelines and Master Plan

The Downtown Building and Public Realm Design Guidelines and Master Plan provides
guidance in achieving a high quality, cohesive Downtown that honours the historical and
cultural context of New Westminster. This document serves as a toolkit to inform public
realm improvements both on and off-site within the Downtown area.

The subject site is located within the Albert Crescent Precinct which includes precinct
specific design guidelines. The draft letter to the applicant provides information on these
guidelines. Should a formal application be received it will be evaluated against these design
guidelines by staff and the New Westminster Design Panel.

Agenda ltem 20/2017



City of New Westminster April 10,2017 5

4.5 FamilyFriendly Housing Policy

The Family Friendly Housing Policy provides requirements for the mix of units with two and
three bedrooms as well as guidelines that ensure units are usable by families. The

preliminary submission by the applicant does not provide enough information to determine if
these requirements are met; however they do propose 11 townhouse units around the base of
the building which represent 23% of the total units proposed which would likely provide a
substantial portion of the two- and three-bedroom units needed to meet the Family Friendly
Housing requirements.

Should the applicant chose to proceed with a formal application, they would be required to

provide the required unit mix and meet the design guidelines outlined in the Family-Friendly
Housing Bylaw and Design Guidelines.

5.0 DISCUSSION

5.1 Density and Height

Density Bonus Phase 2 Policy

The Density Bonus Amenity Zoning Phase 2 Council Policy supports a rezoning of this site
to RM-6(DB) which would allow the subject sites, based on their current Downtown
Community Plan designation and in exchange for bonus density amounts set out in the
Zoning Bylaw, a maximum residential FSR of 3.0 and a maximum height of 30.48 metres
(100 feet). The proposed development includes a density of 3.75 FSR and a height of 38.1
(125 feet). This 1s 0.75 FSR (25%) and 7.62 metres (25 feet) (25%) above what has been
anticipated in through the Density Bonus Phase 2 Council Policy.

Wood Frame and Concrete Construction and Building Heights

Buildings which are constructed over six storeys in height are, through the British Columbia
Building Code, not permitted to be wood frame construction. Typically buildings more than
six storeys are constructed with concreate, which significantly increases the costs of
construction. This cost increase usually requires a higher density and heights to have a
project that is economically viable.

Based on past experience, economic analysis by the City’s Land Economist Consultant and
discussion with developers, the threshold for economically viable buildings of concrete
construction is a height ofabout 18 storeys. As such, it has been a number of years since an
application for a residential building between seven and 17 storeys has been received (with
the exception of large master planned communities where economic viability can be
achieved on the larger site as a whole).
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5.2 Proposed Child Care

The applicant has proposed space on the third level of the building for child care use. This
space, which is shared with the building’s private amenity space is about 465 square metres
(5,000 sq. ft.) in area. The pre-application submission does not indicate whether the proposed
child care would be a for-profit or not-for-profit- operation.

In regards to a location for a child care operation, the proposed site may be appropriate given
the site is located 190 metres (625 feet) from Albert Crescent Park and 275 metres (900 feet)
from QayQayt Elementary School. The site is also located adjacent to the Pattullo Bridge on
ramp which provides vehicular access to the bridge from Royal Avenue, however
externalities associated with its proximity could be mitigated through site and building
design.

Drop off and pickup activities associated with the day care would need to be addressed
through the subsequent rezoning application.

5.3 Royal Avenue Frontage

One of the design challenges an application on this site would be faced with is the design of
the building frontage facing Royal Avenue. Royal Avenue is designated as an arterial road in
the Master Transportation Plan and is expected to accommodate relatively large traffic
volumes. While there may be a tendency to separate and screen any development from this
condition, from a design perspective, this facade of the building is expected to accommodate
uses which activate this frontage and which provide strong connectivity between the public
and private realm. Such uses could include residential uses or residential amenity spaces
such as a fitness centre or an amenity room.

5.4  Analysis of Proposed Density

Based on the previous analysis, staff has identified two potential scenarios under which the
application could proceed. Staff requests feedback from the Land Use and Planning
Committee on these approaches. Staff recommends that both of the approaches outlined
below be presented to the applicant as potential options.

1. Not-for-Profit Child Care Space:

The first approach would have the child care space secured for use by a not-for-profit
operator. In this scenario, the City would allow the additional floor space ratio for the child
care space be provided without charge. This means that the floor space for the child care
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space would be permitted in addition to the 3.0 FSR maximum currently anticipated through
the policy. This would be on the conditions that:

a) the child care operator would be a not-for-profit operator; and
b) the location is appropriate as per discussion in section 5.2 above;

Under this approach, the applicant, for providing the site for a child care, would be granted
floor space equal 50% of the size of the child care space for market residential units. This
space, would be subject to density bonus payment requirements.

The not-for profit child care would have to be secured by appropriate legal agreements
limiting the operator to non-profit organizations as well as ensuring lease rates and child care
fees to nominal amounts. Attention to the location and design of the space on the site (entry
locations, shared spaces) would be needed to ensure compatibility with residential uses on
the site.

2. Proceedas Anticipated in the Density Bonus Phase 2 Policy:

This approach would have the application revised to meet the anticipated height and density
in the Density Bonus Phase 2 Policy of 30.48 metres (100 feet) and 3.0 FSR respectively.

6.0 NEXT STEPS

After receiving comment from staff and the Land Use and Planning Committee, the applicant
will need to determine if they wish to make formal applications for Rezoning and
Development Permit. These applications would follow the standard application review
process.

7.0 INTERDEPARTMENTAL LIAISON

7.1 Team-Based Project Review

The City has now initiated a project team based approach for reviewing development
applications, including pre-applications. A staff-led project team has been assigned for
reviewing this project consisting of staff from the Building, Planning (Development
Services), and Engineering. Other Departments will also be included early in the process as
needed.

8.0 FEEDBACK FROM LAND USE AND PLANNING COMMITTEE

The primary feedback sought from the LUPC is related to the proposed density and building
height and their relation to the exiting Density Bonus Phase 2 Policy. In this regard, staff
requests feedback from the Land Use and Planning Committee on the approaches, identified
in section 5.4 above.
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9.0 OPTIONS FOR CONSIDERATON

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

1. That the Land Use and Planning Committee direct staff to include feedback to the
applicant that an application consistent with either approach described in section 5.4
of this report would be considered.

2. That the Land Use and Planning Committee recommend that Council provide staff
with feedback on the two approaches identified in section 5.4 of this report.

3. That the Land Use and Planning Committee provide alternate feedback on the pre-
application to be provided to the applicant.

Staff recommends Option 1.

ATTACHMENTS

Appendix A: Pre-Application Review Response Letter
Appendix B: Site Context Map
Appendix C: Draft Architectural Drawings and Letter of Intent

This report has been prepared by:
Mike Watson, Senior Planning Analyst

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

2z 4

For:

Jackie Teed

Acting Director of Development
Services
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Draft Pre-Application Letter to Applicant



DRAFT

NEW WESTMINSTER

April 10, 2017 File: PARO1047
Doc# 1015517

Robert Billard

Billard Architecture

42 Begbie Street
New Westminster, BC, V3M 3L9

Re:  Pre-Application for 30 Royal Avenue (30 Royal Avenue and 55 Dufferin
Street)

Thank you for submitting a Pre-Application Review for the above noted sites. This letter 1s
intended to provide you with key considerations related to an application for development of
these sites prior to making the required formal applications. This letter makes no guarantees in
terms of approval of the submitted information or any subsequent applications. All applications
are required to go through the development application review process at the conclusion of
which a decision by Council would be made.

The information contained in this letter is intended to be a high level indication of likely key
considerations and is based upon the submission dated 09/11/2016 prepared by Billard
Architecture. These considerations are preliminary in nature and will be further refined should
the application progress and as more information becomes available. These considerations will
need to be reviewed if the application is substantively altered. The information contained in this
letter is also only valid for a period of 180 days from the date of this letter.

After receiving the Pre-Application for the above captioned sites on January 19, 2017, it was
circulated to all of the relevant Departments in the City. In the case of this application, staff from
the Development Services and Engineering Departments were contacted for comment. Please
note that this letter is in draft form as comments from the Land Use and Planning Committee
have not yet been received. The comments from staff are included in the letter below for your
consideration.

Based on our understanding of the submission, the application proposes a twelve storey {(on the
south elevation) mid-rise building at a height of approximately 38 metres (125 feet), and a floor
space ratio of 3.75 FSR. The proposal includes 48 residential units which includes eleven
townhouse units and 37 apartment units. Further the application includes 465 square metres
{5,000 sq. ft.) of amenity / daycare space at the third level of the building. It is assumed that the
proposed daycare area would be for a privately run for profit daycare.



April 10, 2017 -2 - Development Services - Planning

In general, the proposal appears consistent with City policy in regards to the general building
form. However, the proposal does not comply with the Density Bonus Phase 2 Council Policy. It
currently exceeds the maximum density and height outlined in that policy. More information on
this policy and other items for your consideration are noted in the following comments.

Downtown Community Plan

The Downtown Community Plan represents the vision, policy and goals for the Downtown
neighbourhood. Applications for rezoning are evaluated against these policies and goals by staff,
the community and Council, and all applications for rezoning should be in general conformance
to the plan.

The plan contains proposed land use designations which outline where certain uses should be
located as the city grows and changes. The subject sites are designated Residential — Mid Rise
Apartment which is described as:

targeted for residential;

intended for mid-rise apartments;

also may include low rise apartments, townhouses, stacked townhouses, row houses;
community amenities such as churches, child care, libraries or community space;
small-scale, corner store type retail, restaurant, and service uses permitted.

The form of your development is generally consistent with the Mixed Use High Density land use
designation in the Downtown Community Plan.

The Downtown Community Plan also contains Development Permit Area Guidelines which you
should review in the design of any proposed building on the site. These guidelines provide
critical direction on important items, including a minimum tower separation requirement of 27
metres.

Density, Height and Zoning

The subject sites are currently zoned Single Detached Dwelling District (RS-2) which allows the
development of a single detached dwelling and secondary suite at a density of 0.5 FSR. The
Density Bonus Amenity Zoning Phase 2 Council Policy anticipates a rezoning of this site to RM-
6B (DB) which contemplates a maximum residential FSR of 3.0 and a maximum height of 30.48
metres (100 feet) for the subject site. The density proposed exceeds the maximum anticipated
under this policy and is more in line with what is expected under a Residential — Tower
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Apartment designation within the Downtown Community Plan. The proposed height also
exceeds the 30.48 metres (100 feet) anticipated in the policy.

This application has not yet been presented to the Land Use and Planning Committee which may
provide additional feedback on project density and height.

Financing Growth

Contributions in line with existing Financing Growth Policies are expected for all rezoning
applications which include an increase in density entitlements. Depending on the approach used,
amenity contributions in accordance with the Density Bonus regulations (section 190.49 of the
Zoning Bylaw) and Policy as well as the Voluntary Amenity Contributions Policy would be
required to rezone this site.

There are two approaches in which the application could be processed and through which the
Financing Growth Policies would apply. The first could be an application to rezone the site into
the RM-6A(DB) zoning district. This approach would require, first, negotiated amenity
contributions from existing entitlement up to the base density (2.0 FSR) permitted in that zoning
district. Second, density above the base density (2.0 FSR) could be purchased in accordance with
applicable density bonus rates up to the maximum permitted bonus density.

The second approach, you could propose would be to rezone to a comprehensive development
district based on the RM-6 zoning district. This district could include a density bonus
requirement which factors in the full increase in density (i.e. from 0.5 to 3.0). Or this district
could establish outright entitlements following a Voluntary Amenity Contribution in accordance
with the density increase.

Density Bonus Rates and Update

Currently, as per section 190.49 of the Zoning Bylaw, the rate for bonus density for mid and high
rise apartment buildings in the Downtown is set at $22.50 per square foot. Payment of this
amount is required for each additional square foot of floor space above the base density
identified in scenarios above.

The City is also in the process of reviewing our bonus density rates. These rates are established
based on market land values. Given the condition of the market over the last several years, we
anticipate that the density bonus rates will increase. In-stream applications will be considered as
part of the implementation of any new rates. However it is possible that Council will determine
that new rates should apply to in-stream applications.
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Vehicle Parking, Bicycle Parking and Loading

The provided conceptual drawings do not provide enough information to evaluate the proposed
amounts of vehicles and bicycle parking and loading spaces. Any proposal on these sites will
need to meet the requirements of the Zoning Bylaw in regards to these items. Please be sure to
carefully read through the regulations in sections 150, 155 and 160 of the Zoning Bylaw to
determine the requirements for and incentives available for this proposal.

Family Friendly Housing Policy

The Family Friendly Housing Regulations in the Zoning Bylaw require a minimum of 10%
three-bedroom units and a minimum of 30% two- or three-bedroom units. The provided
conceptual drawings do not provide enough information to evaluate whether the proposal meets
these requirements, however it is noted that you have proposed eleven townhouse units which
should help towards achieving this requirement.

Adaptable Housing Requirements

A minimum of 40% of all single-storey dwelling units in-buildings that contain multiple unit residential
uses must be constructed as Adaptable Dwelling Units in accordance with the British Columbia Building
Code.

Downtown Building and Public Realm Design Guidelines and Master Plan

The Downtown Building and Public Realm Design Guidelines and Master Plan provides
guidance in achieving a high quality, cohesive Downtown that honours the historical and cultural
context of New Westminster. This document serves as a toolkit to inform public realm
improvements both on and off-site within the Downtown area.

Please review this master plan as it contains guidelines and requirements which will impact the
subject site. The subject sites are located in the Albert Crescent Precinct and so special attention
should be paid to the Albert Crescent Precinct —Master Plan (page 98).

Development Permit

The subject sites are located within the #1 Downtown Development Permit Area designated
within the Official Community Plan. As such an application for a Development Permit would be
required. The Downtown Community Plan establishes design guidelines for sites within the
designated area which you should review to ensure that building and site design are in
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conformance. The application for Development Permit would run concurrently with the required
rezoning application.

Child Care

Our assumption on this space is that it would be privately owned space reserved for child care
use. Incorporation of this space for this purpose is supported by the New Westminster Child Care
Strategy and is particularly important given the relatively limited number of child care spaces
within the Downtown. Further, there is always a demand for infant/toddler spaces and this
demand is particularly acute in the Downtown and you should ensure that the space proposed is
designed in a fashion which would accommodate all child care types. Legal agreements to secure
the space for child care may be necessary.

While privately owned childcare would be welcome business within the city, and could be
considered on this site, the City would likely not consider it as a public amenity. The City
encourages that you consider this space for non-for-profit daycare. Required outdoor play space
would be required to be provided on privately on site and should be incorporated into your
proposal.

More comments from the LUPC are expected in relation to the proposed childcare.
Proposed Amenity Spaces

Our understanding is that the proposal-includes a private amenity space on the third level. The
size of the space is labeled at 465 square metres (5000 sq. ft.) but it is unclear if that amount is
for the proposed child care space, for the private amenity space or if it a combined area for both
areas. Further details on the proposed space should include in future submissions in order for
staff to evaluate whether the amount of private indoor and outdoor space provided would be
adequate. Additionally, location and size of storage lockers should be included in future
submissions.

Tree Removal Permits

All existing trees are to be protected in accordance with the City’s Tree Protection and
Regulation Bylaw No. 7799, 2016 and any trees identified for removal will need a tree removal
permit approved and in place prior to removal. For more information regarding tree removal
permits, please contact Parks and Recreation at treeprotectionbylaw(@newwestcity.ca or by
calling 604-527-4567. 1t is required that the tree permit application be made at the same time as
the submission of Rezoning and Development Permit applications.
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Project Design and Site Plan

One of the design challenges an application on this site would be faced with is the design of the
building frontage facing Royal Avenue. Royal Avenue is designated as an arterial road in the
Master Transportation Plan and is expected to accommodate relatively large traffic volumes.
While there may be a tendency to separate and screen any development from this condition, from
a design perspective, this facade of the building is expected to.accommodate uses which activate
this frontage and which provide strong connectivity between the public and private realm. Such
uses could include residential uses or residential amenity spaces such as a fitness centre or
amenity room.

External Referrals

As this project is adjacent to Pattullo Bridge approaches identified in the Pattullo Bridge
Replacement Project, the City will refer any formal development applications to TransLink for
comment.

Site Drainage

All site drainage works would need to be designed and constructed in accordance with the City’s Erosion
and Sediment Control Bylaw 7754, 2016. The developershall retain a qualified professional to ensure
that the design and implementation of the erosion and sediment controls meets the requirements outlined
in the Bylaw.

Transportation Study

A Transportation Study would need to be prepared by a qualified transportation consultant
addressing the traffic impacts of the proposed development on the surrounding street network.
Specific details would be provided by the City’s Transportation Department. The plan may
include on-site traffic distribution, circulation, parking and integration of access points to the
surrounding transportation network. For more information, please refer to the attached document
titled Guidelines for the Submission of Transportation Studies to Accompany Development
Applications.

Building Code Analysis
A full Code Analysis is required in order for the Building Division to review the project and give

any detailed comments or acceptance of the concept. Preliminary comments on this project are as
follows:
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—

Design and construction of the project must comply with the 2012 B.C. Building Code
and the New Westminster Building By-law No. 6897.
2. Items which require review include:
a. Fire Department access, response point, etc.
b. Location of Fire Hydrants
c. Location of Fire Department Connection(s) (FDC)
The building will need to be fully sprinklered to NFPA<13 standards
4. Emergency generators — provide design and calculations showing compliance to New
Westminster noise bylaw.

(98]

Please note: The 2012 BCBC permits alternative solutions under Division C Section 2.3.
Submissions for alternative solutions must be complete and in compliance with this section or
they will not be accepted. It is important to note that the proposed solution must demonstrate to
the authority having jurisdiction that it meets at least the level of performance required by Clause
1.2.1.1(1)(b) of Division A.

The design team is requested to contact the Senior Building Plan Reviewer to arrange a
preliminary application meeting prior to submission for Building Permit.

Prior to each inspection by the City, the Building Division relies on the project’s registered
professionals to provide field reviews confirming that the work is complete and construction can
continue. Please ensure that this project has made provisions for these field reviews. The
Coordinating Registered Professional will be required to submit monthly progress reports
throughout the construction. For further clarification contact the Building Division at 604-527-
4580.

Off-Site Works and Services

Under the City’s Subdivision and Development Control Bylaw No. 7142, 2007, the developer would be
required to enter into a Development Agreement with the City addressing all off-site servicing
requirements. The off-site services would be identified during the detailed development review and would
be required prior to issuance of a building permit. These works could include but may not be limited to
the off-site items identified in this letter.

The Development Agreement would require the preparation of detailed design drawings by a
qualified Professional Engineer for the off-site works and services to the satisfaction of the City
and in accordance with the City’s Design Criteria, Supplemental Specification and Detail
Drawings, and Master Municipal Construction Documents. The engineering design drawings for
the proposed works may include the following plans:



April 10, 2017 - 8- Development Services - Planning

* Road works

» Storm drainage collection facilities
+ Sanitary sewer collection facilities

* Water distribution facilities

» Street lighting

» Street trees, landscaping

» Topographical and lot grading plans
» Erosion and sediment control plans
* Electrical power supply and distribution facilities
* Telecommunication facilities

* QGas facilities

Under the Development Agreement, the developer would be required to employ and retain a
qualified Professional Engineer to prepare and seal the design drawings; to provide a Resident
Engineer for inspection of all design and construction related problems; to prepare, certify and
seal “As Built” drawings, including landscape and irrigation drawings and to certify that all
materials supplied and works performed conform to City standards as contained within the
Subdivision and Development Control Bylaw and/or the Master Municipal Construction
Documents;

Underground Utilities

Modeling of the storm, sanitary and water main systems would be required to confirm if the
available capacity is sufficient forthe proposed development. In order to complete a detailed
review for this project, the applicant’s engineering consultant would need to submit a completed
“Utilities Modeling Analysis Application Form and pay a modeling fee of $4,777.50 including
GST.

Any capacity constraints identified in the modeling analysis may require upgrades to the existing
infrastructure as a requirement of the development servicing requirements.

Water mains

Construction of adequate sized water mains to service the development for the fire and domestic
demands would be required, complete with a single service connection for the proposed
development, size to be determined by the developer’s consulting engineer and approved by the

City.

Storm Sewer
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Construction of adequate storm sewer mains to service the development would be required,
complete with single service connection with either a manhole or inspection chamber at property
line. Size and location to be determined by the developer’s consulting engineer and approved by
the City. Onsite storm water management would be required to limit post development flows to
pre-development flows.

Sanitary Sewer

Construction of adequate sanitary sewer mains to service the development complete with a single
service connection with either a manhole or inspection chamber at property line. Size and
location to be determined by the developer’s engineer and approved by the City.

Electrical and Telecommunication Utilities

All costs associated with the design and replacement of the existing overhead electrical and
telecommunication utilities on the roadways adjacent to the site with an underground system
with servicing for the development would be provided by the developer. For further information
please contact Arne Hannula in the City’s Electrical Operations Department at (604) 527-4531
for electrical servicing details and Telus or Shaw directly for telecommunication details.

BridgeNet

BridgeNet is an initiative of the City of New Westminster to build an open access fibre network
that connects buildings with commercial and multiple unit residential buildings through the city.
The City does not provide telecom services, it leases the fibre strands to Internet Service
Providers (ISP). It is up to the ISP to provide and sell attractive telecom packages for businesses
and residents. Our website http://bridgenetnw.ca/ redirects to four ISP’s and their offerings.

As a requirement of rezoning, this proposal would be required to be designed to readily
accommodate service providers other than TELUS and Shaw. To achieve this, the following are
required:

1. A duct (75 mm) from the main telecom room to the property line on the street
2. A duct (50mm) from the main telecom to the secondary telecom rooms

3. 1/3 extra plywood space in each telecom room

Attached is a summary of these requirements titled BridgeNet Requirements Document.

Roadway Lighting
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Roadway lighting for all street frontages shall be provided for safety and to produce accurate and
comfortable night-time visibility using energy efficient lighting such as LED. Design of roadway
lighting would need to be in accordance with the City of New Westminster’s Design Criteria
Section 6 and the MMCD (Platinum Edition) Design Guidelines Section 6.0 Roadway Lighting
(for LED).

Boulevard Trees

The boulevards would need to be prepared for street trees. This will require the use of soil cells
(such as Silva Cell technology) and irrigation for the trees fronting the property, as this is a
specialized installation the install of the trees may need to coincide with install of the soil cells,
growing medium and root barrier. The City’s Parks and Recreation Department would supply
and install street trees at the developer’s cost. For further information please contact Claude
Ledoux, Parks Horticultural Manager at 604-527-4627.

Off-Site Security

The developer would be required to post a security deposit for 120% of the estimated
construction cost of the off-site servicing works including GST. The security deposit would be in
the form of an Irrevocable Letter of Credit or cash deposit. The security deposit would be
reduced once the off-site works would completed to the satisfaction of the City less a 10%
holdback. Upon issuance of a Certificate of Completion by the City, the 10% security deposit
would be held for a two year maintenance period;

On-Site Landscaping Security

A landscaping security deposit is also required for all development permits to ensure the
completion of the project landscaping. A qualified professional landscape architect will be
required to submit, in addition to full landscape plans, a detailed cost estimate for installation of
hard and soft landscaping, including mulch and irrigation. The cost estimate should include the
cost for rehabilitation of any conserved areas should it be disturbed. The security collected will
be 125% of the value of the cost estimate

Sign Bylaw

Should any signage be proposed on the site, your Development Permit Application must include
your proposed sign permit application and should be reviewed for conformance with the City of
New Westminster Sign Bylaw. The Sign Bylaw is available on the City’s website. If you have
any questions about the Sign Bylaw, or Sign Permits, please contact Kathleen Stevens, Planning
Assistant at 604-527-4656 or kstevens@newwestcity.ca.
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Development Cost and School Site Acquisition Charges

Payment of applicable Greater Vancouver Sewerage & Drainage District (GVS&DD)
Development Cost Charges in accordance with Bylaw 187, 1996 would be required at Building
Permit stage.

Payment of applicable New Westminster Development Cost Charges in accordance with Bylaw
7311, 2009 and amendments would be required at Building Permit stage.

Payment of applicable School Site Acquisition charges in accordance with School District #40
Capital Bylaw No. 2008-1 would be required at Building Permit stage.

For information in regards to the 2017 DCC Rates and School Site Acquisition Charges, please
visit the City’s Financing Growth Webpage.

INITIAL APPLICATION PROCESS

Depending on feedback received from the LUPC, it may be necessary for you to revise your
proposal prior to making formal applications for Rezoning and Development Permit. Should we
receive the formal applications, we would circulate them internally to other City departments so
that they can begin a more detailed review. Any responses to this circulation would be forwarded
to you once received.

Following internal circulation, a preliminary report would be provided to Council from staff to
advise them that we have received your application and outline the process the application would
follow. This preliminary report to Council is generally for information purposes only.

You would be required to hold at least one public open house for the proposed development.
This would be an opportunity for the public and stakeholders to provide feedback on the
application. You would also be required to make a presentation to the Downtown Residents’
Association.

The rezoning application would be considered by the Advisory Planning Commission (APC) and
the Development Permit application would be considered by the New Westminster Design Panel
(NWDP). These two advisory bodies are appointed by Council to provide their recommendations
on applications. The APC focuses on land use policy, and the NWDP is a peer review panel that
comments on building and site design.
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It is expected that the applicant closely consider input from the public, Residents’ Associations
and advisory panels and incorporate the feedback where possible.

In closing, please consider the information contained in this letter and consider appropriate
amendments to your proposal. I would like to invite you to meet with me to discuss these
revisions as well as to elaborate on the details regarding the application process and to answer
any other questions you may have. Please contact me to set up-an appointment at your
convenience.

Kind Regards,

Michael Watson

Senior Planning Analyst

Phone: 604-527-4519

Email: mwatson@newwestcity.ca

att: (2)

cc: Jackie Teed, A/ Director of Development Services
Dean Gibson, Director of Parks Culture and Recreation
John Stark, A/ Manager of Planning
Rupinder Basi A/Supervisor, Development Planning
Hardeep Maghera, Engineering Technologist
Joan Drabyk, Senior Building Inspector
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30 Royal Ave & 55 Dufferin - City of New Westminster Rezoning Preliminary Application

DESIGN RATIONAL
INTENT

This application is intended to provide the City of New Westminster
with enough information to assess the suitability of rezoning the
present single family zoned properties at 30 Royal Avenue and 55
Dufferin Street to allow for a Mid-Rise Multi-Family building that
meets the criteria of the Downtown New Westminster OCP.

REZONING RATIONAL

Following conversations with the Planning Department at the City of
New Westminster and the goals of the client, the design has been
able to incorporate all the requested aspects of the project in terms
of incorporating a community component in the form of a Daycare,
respecting as many of the older trees on the site, set-backs, FSR,
etc. At this point the project is not asking for any variances.

DESIGN RATIONAL

As this site is located in a very prominent location as a gateway to
New Westminster at the North end of the Pattullo Bridge and is
bounded by both a very busy on ramp to the bridge from Royal Ave
and a traffic controlled and quiet Dufferin Street. The design
responds to these factors by wrapping the podium with townhouses
along Dufferin and the green spaces adjacent to on ramp to the
bridge. At Royal Ave the design amasses its service spaces such as
bicycle storage, unit storage, and amenities. The Daycare
component is raised to the second floor level not only to get away
from the noise of the street but also to provide security for the
children. This technique was used with great success at the daycare

located in the Downtown Vancouver Public Library. Similarly a
secure elevated outdoor play area is provided on this level.

Access to the parking levels, which will be in the order of 3to 4
floors depending on the number of units, will be off of what is
technically Alice Street but in reality has been a driveway for 55
Dufferin for many years. It is the intention of the client to purchase
Alice Street through negotiations with the City of New Westminster
and have this combined with the project.

The tower component has been angled at 9 degrees from the
streets below in an effort to minimize blockages of lines of sight for
neighbours along Royal of the Fraser River and the Pattullo Bridge.
As there are no residences immediately North of the site, the
impact to neighbours is limited.

The 9 degree crank of the tower is again repeated as the tower rises
while maintaining the exact same structural floor plate to not only
simplify the structure but also to provide a dynamic presence that is
desirable for gateway building such as this.

The bold colour scheme and use of materials such as wood, stone,
metal and glass as well as a potential Living Wall along Royal is an
intentional response to the relatively bland palate that is seen in
much of the new developments and to, again, create a striking
welcome to the City of New Westminster.
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é Corporation of the City of
amm NEW WESTMINSTER
REPORT

Development Services
To: Land Use and Planning Committee Date: 4/10/2017
From: Jackie Teed File: PAR(01042

Acting Director of Development
Services
Item #: 17/2017

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

RECOMMENDATION

THAT the Land Use and Planning Committee direct staff to include feedback to the
applicant that an application consistent with approach 2 described in section 5.4 of
this report would be considered.

EXECUTIVE SUMMARY

A pre-application has been submitted for a preliminary proposal which includes 258
residential units, a density of 7.03 FSR and a height of 33 storeys/ 100 metres (330 feet).
The development proposal includes the potential purchase of City owned land at 824 Agnes
Street and would involve returning the use of this land to the City for park space. Further, the
pre-application includes 325 square metres (3,500 sq. ft.) of publically accessible community
amenity space, 465 square metres (5,000 sq. ft.) for use as a private daycare operation and
325 square metres (3,500 sq. ft.) of amenity space for building residents.

This report provides preliminary information to the Land Use and Planning Committee in
regards to a pre-application and seeks direction in regards to the feedback to be provided to
the applicant on density and building height. Staff has provided initial comments on other
aspects of the application which are included in the draft letter attached as Appendix A.
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1.0 PURPOSE

A pre-application has been received for several properties in the 800 Block of Agnes Street.
This report provides preliminary information regarding this application so that initial
feedback can be provided to the applicant from the Land Use and Planning Committee. Staff
is also seeking the Committee’s feedback on the proposed density and height and have
provided three scenarios for comment and feedback in section 5.4 of this report.

2.0 BACKGROUND

2.1  Previous Council and Land Use and Planning Committee Direction

Pre-Application Review Process

On April 4, 2016, Council received a report from the LUPC which recommended
amendments to the Development Approvals Procedure Bylaw in order implement the pre-
application process as a measure to further improve customer service. This report also
recommended that the LUPC also provide preliminary comments on pre-applications. The
pre-application stage is intended to provide applicants with high level information at an
earlier stage in the process and to improve transparency and consistency.

Council adopted the changes to the Development Approvals Procedure Bylaw to implement
the pre-application review on April 18,2016.

City Owned Site (824 Agnes Street)

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

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

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

It has been included on a list of the top ten most endangered sites by the New Westminster

Heritage Preservation Society and considered for Provincial recognition as a Chinese
Canadian Historic Place by Heritage BC.

Agenda ltem 17/2017
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As part of the Chinese Reconciliation Process, there was support for exploring a more
appropriate and respectful use of the CBA site. A consultation and visioning exercise for this
park space was undertaken with City advisory committees, associations representing the
Chinese community and the public. Based on the consultation, there was overwhelming
support for a park which would commemorate Chinese history and contributions and provide
a green space and refuge in the densely populated Downtown neighbourhood. A report was
taken to Council regarding the visioning process on June 13,2016 which shared the results
of the visioning process for the site, sought Council approval to hire a landscape architect to
work on park design and seek clarification on funding sources.

2.2 Site Characteristics and Context

The subject sites are located in the Downtown neighbourhood and are adjacent to Agnes,
Victoria and Blackie Streets. The subject sites are located 100 metres (328 feet) from the
New Westminster SkyTrain Station. The sites slope steeply from the high point at the north
east corner of the site (corner of Agnes and Blackie Streets) to the low point of the site at the
south west corner. The grade change is 13.81 metres (45.32 feet) from high to low point.

The City owned site (824 Agnes Street) is currently occupied by a temporary off-leash dog
enclosure. The other three sites are used for a variety of light industrial and service
commercial type uses including automobile service and repair.

To the north of the site are the two “News” towers which are 15 storeys and 49 metres (160
feet) in height; to the west of the site are three towers two of which are sixteen storeys and
one of which is 14 storeys and with an average height of 47 metres (154 feet). To the south
of the site is Victoria Street, which has a dedicated width of 10.06 metres (33 feet). Victoria
Street is designated as a laneway/narrow street in the Downtown Community Plan. To the
west is Blackie Street which has a width of 10.06 metres (33 feet). Across Blackie Street are
several lots which are zoned and designated in the Downtown Community Plan for high
density mixed use development.

Across Victoria Street is a development site addressed as 813 Carnarvon Street. Proposed for
that site is a 29 storey residential building with a height of 88.39 metres (290 feet) and a
seven storey residential building. That project would have a total of 245 residential units and
a floor space ratio of 7.75. This proposal has recently been the subject of preliminary reports
to LUPC and Council. A site context map is attached in Appendix B.

2.3  Project Statistics and Proposed Relaxations

The shaded cells in the table below indicate where the application does not meet zoning or
policy requirements.

Agenda ltem 17/2017
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Policy/ Proposed
Requirement
Site ] Width: 80.47 metres (264 feet)
Dimensions Depth 40.23 metres (132 feet)
Site Area : 3,230 sq. metres (34,769 sq. ft)
Residential ,
Units - 258 units
Floor Space
Ratio 5.2 FSR 7.03 FSR
Height 73.15 metres 100.58 metres
(240 feet) (330 feet)
Off-street 313 spaces
Parking (preliminary review) 293 spaces
2.4  Proximityto Transit
| Transit Facility | Frequency Distance
SkyTrain Station 75 metres (246 feet)
Frequent Transit 75 metres (246 feet)
Network

The subject site is 75 metres from New Westminster SkyTrain Station.
3.0 PROPOSAL

The pre-application proposes 258 residential units, a density of 7.03 FSR and a height of 33
storeys/ 100 metres (330 feet). The applicant has indicated a target unit mix which includes
10% three-bedroom, 40% two-bedroom and 50% one bedroom.

The development proposal includes the potential purchase of City owned land at 824 Agnes
Street which was gifted to the City by the Chinese Benevolent Association in 1979 and is
presently being used as a temporary off-leash dog enclosure. The applicant has proposed
purchasing this property from the City and returning the use of this land to the City for park
space. The applicant is interested in this arrangement as it would allow them access to the
density entitlements on the site at 824 Agnes Street and to provide underground parking
below the park site.

Further, the pre-application includes 325 square metres (3,500 sq. ft.) of publically accessible

community amenity space, 465 square metres (5,000 sq. ft.) for use as a private daycare
operation and 325 square metres (3,500 sq. ft.) of amenity space for building residents.

Agenda ltem 17/2017
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The proposed publically accessible community amenity space is located adjacent to the park
area and the Parks and Recreation Department has expressed an interest in using it for
programmed space.

Parking is proposed to be located primarily underground, however, given the significant
slope of the site, portions of the parking structure on the Victoria Street side would be visible
above grade. On the Victoria Street side, all of the P2 level, part of the P4 level and small
portion of the P-5 level around the parking entrance would be visible. Vehicular access is
proposed from four different locations: three entrances at the rear on Victoria Street and one
entrance on Agnes Street. The preliminary number of parking spaces proposed for the
development is 293 spaces. Preliminary proposed architectural plans are attached in
Appendix C.

4.0 POLICY AND REGULATIONS

4.1 Downtown Community Plan Land Use Designation

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

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

e retail, office, service or residential uses;

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

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

The form of the proposed development is generally consistent with the Mixed Use High
Density Land Use Designation in the Downtown Community Plan.

4.2 Zoning Bylaw and Density Bonus Amenity Zoning Phase 2 Council Policy

Multiple Unit Residential Districts (High Density) (RM-6). This zoning district allows a base
residential density of 2.5 FSR and a maximum height of 21.34 metres (70 feet). The Density
Bonus Amenity Zoning Phase 2 Council Policy supports a rezoning of this site to RM-6(DB)
which would allow the subject sites, based on their current Downtown Community Plan
designation and in exchange for bonus density amounts set out in the Zoning Bylaw, a
maximum residential FSR of 5.2 and a maximum height of 73.15 metres (240 feet).

4.3 Downtown Building and Public Realm Design Guidelines and Master Plan

The Downtown Building and Public Realm Design Guidelines and Master Plan provides
guidance in achieving a high quality, cohesive Downtown that honours the historical and

Agenda ltem 17/2017
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cultural context of New Westminster. This document serves as a toolkit to inform public
realm improvements both on and off-site within the Downtown area.

The draft letter to the applicant provides information on these guidelines and should a formal
application be received, it will be evaluated against these Design Guidelines by staff and the
New Westminster Design Panel.

44 FamilyFriendly Housing Policy

The Family Friendly Housing Policy provides requirements for the mix of units with two and
three bedrooms as well as guidelines that ensure units are usable by families. The
preliminary submission by the applicant indicates a target unit mix of 10% three bedroom
units and 40% two bedroom units. Should this proposal move forward, the applicant would
be required to provide the required unit mix and meet the design guidelines outlined in the
Family-Friendly Housing Bylaw and Design Guidelines.

5.0 DISCUSSION

5.1 Density and Height

The Density Bonus Amenity Zoning Phase 2 Council Policy supports a rezoning of this site
to RM-6(DB) which would allow the subject sites, based on their current Downtown
Community Plan designation and in exchange for bonus density amounts set out in the
Zoning Bylaw, a maximum residential FSR of 5.2 and a maximum height of 73.15 metres
(240 feet). The proposed development includes a density of 7.03 FSR and a height of (330
feet). This is 1.83 FSR (35%) and 90 (37.5%) feet above what has been anticipated in the
Density Bonus Phase 2 Council Policy.

5.2  Applicant Rationale for the Proposed Density

The applicant has acknowledged in their letter of intent (attached with the architectural
drawings in Appendix C) that there are not exceptional circumstances related to the site
which warrant the addition density. They propose that the unique and exceptional benefits,
including proximity to transit, park renewal and the amenity spaces proposed, do warrant the
additional density.

5.3 Amenities Proposed and Relationship to Density
In addition to the park space at the west end of the site, the applicant has proposed three
different amenity spaces: 325 square metres (3,500 sq. ft.) of publically accessible

community amenity space, 465 square metres (5,000 sq. ft.) for use as a private daycare
operation and 325 square metres (3,500 sq. ft.) of amenity space for building residents.

Agenda ltem 17/2017
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In regards to the publically accessible space, it has been proposed in close proximity to the
park space. The Parks and Recreation Department has identified the space for potential use
as programmed recreation space or retail services space given the proximity to the park
space.

In regards to the child care space, staff assume that this space would be privately owned and
would accommodate a for profit child care. Incorporation of this space for this purpose is
supported by the New Westminster Child Care Strategy and would help in increasing the
supply ofrelatively limited number of child care spaces within the Downtown, especially
related to infant/toddler spaces.

The various approaches outlined below will likely have impacts on the capacity of the
development to provide amenities. Should the density ofthe development decrease a
corresponding decrease in the amount and size of amenities should be expected.

5.4  Analysis of Proposed Density

Based on the previous analysis, staff has identified three potential approaches for the
application to proceed. Two of these approaches would require LUPC consideration of extra
density, which may be supportable as the site is located within 75 metres (246 feet) of the
New Westminster SkyTrain Station.

Staff requests feedback from the LUPC on the following approaches with the objective of
providing the applicant with a clear understanding of which approach it would consider

appropriate. This feedback would be included in the pre-application letter to the applicant.

1. Proceedas outlined in the proposed application:

The first approach would have the application proceed as indicated in the pre-application
as described above. This would involve the applicant purchasing the former CBA site
from the City and using the density from the site for the proposed tower and using the
subsurface space for underground parking. The surface use of'the site would be returned
to the City for use as park space.

This would require the applicant to submit required payment of bonus density as well as
purchasing the site at 824 Agnes Street from the City at market value. These funds could
be made available for the development of the 824 Agnes Street as park, with the
remaining funds being allocated as per Voluntary Amenity Contribution policy and
Density Bonus regulations.

The fact that this site was gifted to the City by the Chinese Benevolent Association

should be considered in evaluation of this approach. Further, this approach is technically
complex in relation to the other approaches outlined below as it would include land sale
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agreements and legal arrangements such as airspace parcels and/or covenants. However a
similar approach was used with the site at 660 Quayside Drive which involved dedication
of additional park space for Westminster Pier Park and the provision of private parking
beneath. This approach would likely include additional funds made available to the City
through the sale of 824 Agnes Street at market value.

Neither of the following two approaches includes the former Chinese Benevolent
Association site at 824 Agnes Street.

2. Consider Extra Density beyond the Density Bonus Phase 2 Policy:

The second approach would have the City consider extra density above and beyond the
5.2 FSR anticipated in the Density Bonus Phase 2 Policy in an amount equal to the cost
of park construction.

In this approach, the City would receive bonus density payments as required through
existing regulation and policy (i.e. bonus density up to 5.2 FSR). The City would also
consider additional density beyond 5.2 FSR in amount that is directly linked to funding
the development of park space at 824 Agnes Street.

This approach is also based on the assumption that the necessary additional density will
be relatively modest and appropriate to the development of the site. Height in this
approach would be determined by a variety of factors including tower floorplate size,
building and skyline sculpting, surrounding context and mitigation of impacts of views
and shadows on surrounding streets, open spaces and properties. The cost of park
development would be determined through a concept level design which would be costed
out by staff and a consultant. The cost of the consultant would be covered by the
applicant in addition to any required density bonus contributions.

This approach is relatively simple when compared to the first approach, would yield
funds as anticipated in the Density Bonus Phase 2 Policy and would involve the City

retaining ownership of 824 Agnes Street.

Given the proximity of this site to SkyTrain and the additional benefit to the community of
funding the park development, this is the approach recommended by staff.

3. Proceedas anticipated in the Density Bonus Phase 2 Policy:

This approach would have the application revised to meet the anticipated density and
height in the Density Bonus Phase 2 Policy of 5.2 FSR and 73.15 metres (240 feet)
respectively.
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This approach would require identifying additional sources of funding for development
of park space at 824 Agnes Street.

5.5 Parking and Vehicular Access

The preliminary number of parking spaces proposed for the development is 293 spaces. An
initial review of the required number of parking spaces for the proposal given the proposed
unit breakdown (10% three-bedroom, 40% two-bedroom and 50% one-bedroom) indicates
that 313 parking spaces would be require which is a shortfall of 20 spaces. Parking reduction
incentives such as coop car or shared parking spaces could reduce the requirement, but at this
point the applicant has not indicated if any parking reduction incentives are being used.

As part of the draft pre-application letter to the applicant (attached as Appendix A), staff
have indicated that multiple accesses off of Victoria Street and an access from Agnes Street
are not supported. Staff has asked the applicant to provide a single access to the underground
parking from Victoria Street.

5.6 FamilyFriendly and Townhouses

Staff note that there may be an opportunity to increase the number of townhouse units at
grade which would provide more housing options for families and other demographics in
New Westminster. Staff will continue to work with the applicant on the proposal to
maximize the unit mix.

6.0 NEXT STEPS

After receiving comment from staff and the Land Use and Planning Committee, the applicant
will need to determine if they would make formal applications for Rezoning and Special
Development Permit. These applications would follow the standard application review
process.

7.0 INTERDEPARTMENTAL LIAISON

7.1 Team-Based Project Review

The City has now initiated a project team based approach for reviewing development
applications, including pre-applications. A staff-led project team has been assigned for
reviewing this project consisting of staff from the Building, Planning (Development
Services), Engineering, and Parks and Recreation Departments. Other Departments will also
be included early in the process as needed.
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8.0 FEEDBACK FROM LAND USE AND PLANNING COMMITTEE

The primary feedback sought from the Land Use and Planning Committee is related to the
proposed density and building height and their relation to the exiting Density Bonus Phase 2
Policy. In this regard, staff requests feedback from the LUPC on which approach, identified
in section 5.4 above) that it would consider appropriate to pursue.

9.0 OPTIONS FOR CONSIDERATON

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

1. That the Land Use and Planning Committee direct staff to include feedback to the
applicant that an application consistent with approach 2 described in section 5.4 of
this report would be considered.

2. That the Land Use and Planning Committee recommend that Council provide staff
with feedback on the three approaches identified in section 5.4 of this report with the
goal of providing the applicant with a clear understanding of the approach that
Council would consider being most appropriate.

3. That the Land Use and Planning Committee provide alternate feedback on the pre-
application to be provided to the applicant.

Staff recommends Option 1.

ATTACHMENTS

Appendix A: Pre-Application Review Response Letter
Appendix B: Site Context Map
Appendix C: Draft Architectural Drawings and Letter of Intent

This report has been prepared by:
Mike Watson, Senior Planning Analyst

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

Jackie Teed

Acting Director of Development
Services
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Draft Pre-Application Letter to Applicant
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