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.

30 Royal Avenue and 55 Dufferi n Street: Pre- Application Review

5.

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 is no Report with this Item.
Please see Attachment(s).

1a

REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
December 5, 2016 at 12:00 p.m.
Committee Room 2, City Hall
PRESENT:
Mayor Jonathan Coté
Councillor Patrick Johnstone
Councillor Chuck Puchmayr
STAFF:
Ms. Jackie Teed
Mr. Mike Watson
Ms. Lauren Blake

MINUTES

- Manager of Planning
- Senior Planning Analyst
- 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
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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)
5.

There were no items.

NEW BUSINESS
6.

No Items

CORRESPONDENCE
7.

No Items

December 5, 2016
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ADJOURNMENT
ON MOTION, the meeting was adjourned at 12:12 p.m.

JONATHAN COTÉ
MAYOR

December 5, 2016
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LAUREN BLAKE
COMMITTEE CLERK
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There is no Report with this Item.
Please see Attachment(s).

1b

REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
March 6, 2017 at 11:00 a.m.
Committee Room 2, City Hall
PRESENT:
Mayor Jonathan Coté
Councillor Patrick Johnstone
Councillor Jaimie McEvoy
STAFF:
Ms. Jackie Teed
Mr. John Stark
Mr. Jim Hurst
Mr. Rupinder Basi
Ms. Julie Schueck
Ms. Carolyn Armanini
Mr. Nicholas Hardy
Ms. Lauren Blake

MINUTES

- Acting Director of Development Services
- Acting Manager of Planning
- Development Planner
- Senior Planner
- Heritage Planner
- Planning Analyst
- Planning Assistant
- 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

March 6, 2017
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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:
• 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:
• Support was expressed for implementing affordable housing for performers
and retired performers in close proximity to the Anvil Centre Theatre;
• The proposal could provide positive benefit to the community and the
positive impact on the New Westminster arts community;
• 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;
• The project appears to conform with the existing streetscape and form; and,
• 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:
• The Holy Trinity Church is an important heritage site in the New
Westminster;
• A high rise tower and multifamily project would not be out of place on the
site;
• The project’s proximity to the Columbia Street SkyTrain Station makes it
attractive for density;
• The proposal could provide benefits for the streetscape, and could provide
connection from Columbia Street to Carnarvon Street via Church Street;
• The proposal could include clarity regarding the community use aspect of
the project;
• It is important that the heritage asset maintain good visibility;
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• 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;
• A more slender massing could help the building fit into the existing
streetscape; and,
• 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:
• There were no concerns expressed regarding density at the site;
• Flexibility is required to provide increased density in Uptown to support the
existing commercial and business units;
• The driveway could be relocated to Princess Avenue, as it is anticipated that
a greenway will be implemented along Seventh Avenue;
• The podium massing appears large and should be reviewed; and,
• 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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9.

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.

11.

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:
• 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;
• The current zoning would allow a maximum height of either four storeys or
40 feet;
• The proposed Design Guidelines would stipulate where six storey projects
would be appropriate; and,
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• 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 COTÉ
MAYOR

March 6, 2017
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LAUREN BLAKE
COMMITTEE CLERK
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4

REPORT
Development Services
To:

Land Use and Planning Committee

Date:

4/10/2017

From:

Jackie Teed
Acting Director of Development
Services

File:

PAR01047

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 o n other
aspects of the application which are included in the draft letter attached as Appendix A.

City of New Westminster
1.0

April 10, 2017

2

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 on ramp 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 me et zoning or
policy requirements.
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Policy /
Requirement

Width: 80.47 metres (264 feet)
Depth 40.23 metres (132 feet)

-

1,397.08 sq. metres (15,038 sq. ft.)

-

48 units

3.0 FSR

3.75 FSR

30.5 metres (100 feet)

38.1 metres (125 feet)

Residential
Units
Floor Space
Ratio

2.4

Proposed

-

Site
Dimensions
Site Area

Height

3

Proximity to Transit

Transit Facility
SkyTrain Station
Frequent Transit
Network
Bus Stop (C3
Community Shuttle)

Frequency

Distance
720 metres (2,360 feet)
720 metres (2,360 feet)

10 – 30 minute service

160 metres (525 feet)

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 – MidRise 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.
4.4

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.
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Family Friendly 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 dete rmine 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 is 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 of about 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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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 façade 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. Proceed as 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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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 preapplication 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

For:
Jackie Teed
Acting Director of Development
Services
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Appendix A
Draft Pre-Application Letter to Applicant

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 RM6B (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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Development Services – Planning

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. It 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 façade 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 developer shall 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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1. 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)
3. 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.
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 604-5274580.
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:
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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
Gas 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 for the 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

Appendix B
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Appendix C
Draft Architectural Plans and Letter of Intent

30 Royal Ave & 55 Dufferin - City of New Westminster Rezoning Preliminary Application
DESIGN RATIONAL

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

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

Access to the parking levels, which will be in the order of 3 to 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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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

4/10/2017

From:

Jackie Teed
Acting Director of Development
Services

File:

PAR01042

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.

City of New Westminster
1.0
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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.
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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 Bl ackie 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.
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Requirement

Width: 80.47 metres (264 feet)
Depth 40.23 metres (132 feet)

-

3,230 sq. metres (34,769 sq. ft.)

-

258 units

5.2 FSR

7.03 FSR

73.15 metres
(240 feet)
313 spaces
(preliminary review)

100.58 metres
(330 feet)

Residential
Units
Floor Space
Ratio

Off-street
Parking
2.4

Proposed

-

Site
Dimensions
Site Area

Height

4

293 spaces

Proximity to Transit
Transit Facility
SkyTrain Station
Frequent Transit
Network

Frequency

Distance
75 metres (246 feet)
75 metres (246 feet)

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.
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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:
 mixed-use (commercial and/or residential) throughout Downtown, outside of
Columbia Historic Mixed-Use;
 retail, office, service or residential uses;
 any combination of the above (can be one use or multiple uses)
 Commercial development is required only in areas identified in the Downtown
Community Plan and only at street level
The 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
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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.
4.4

Family Friendly 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.
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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 of relatively 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 of the 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. Proceed as 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 inc lude 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. Proceed as 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

Family Friendly 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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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 preapplication 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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Appendix A
Draft Pre-Application Letter to Applicant
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surface ownership of this land to the City for public park space. Further, the application includes
3,500 sq. ft. of publically accessible community amenity space, 5,000 sq. ft. for use as a private
child care operation and 3,500 sq. ft. of amenity space for the building’s residents.
In general, the proposal appears consistent with City policy in regards to the general building
form, publically accessible open space as well as private and public amenity spaces. 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 Mixed Use High Density
which is described as:





mixed-use (commercial and/or residential) throughout Downtown, outside of Columbia
Street Historic Mixed-Use District;
retail, office, service or residential;
any combination of the above (can be one use or multiple uses).

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.
Zoning and Density Bonus Amenity Contributions
The subject sites are currently zoned Multiple Unit Residential Districts (High Density) (RM-6B)
which allows a maximum base residential density of 2.5 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 5.2 and a maximum height of 240 feet for the
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subject site. Bonus density payments would be required in accordance with section 190.49 of the
Zoning Bylaw.
The proposal you have submitted includes a residential density of 7.03 FSR and a height of 330
feet. As such, the submitted proposal is not consistent with the Density Bonus Amenity Zoning
Phase 2 Policy both in regards to maximum density and maximum height.
In your proposal, you acknowledge section 9.0 of the policy, which describes circumstances for
Council discretion, and that it does not apply to your site as you have not identified any unique
and exceptional circumstances which relate to pre-existing conditions. You have instead pointed
to a variety of physical amenities and project benefits. As such, the submitted proposal is not
consistent with section 9.0 of 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.
Density Bonus Rates and Update
Currently, as per section 190.49 of the Zoning Bylaw, the rate for bonus density for 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 of 2.5 FSR in this
zoning district.
As you are aware, we are 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.
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
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Your submission has indicated a target unit mix of 40% one bedroom units, 50% two bedroom
units and 10% three bedrooms units. This unit mix is in general compliance with the Family
Friendly Housing Regulations.
We understand that the architectural plans are still in preliminary stages and will continue to
evolve as the application moves forward and we would encourage you to review the design
guidelines, bedroom composition information and affordability considerations within the Family
Friendly Housing Policy.
One area of note is the preliminary architectural drawings currently indicate one and two
bedroom units in the base of the building at the residential podium. As per the Family Friendly
Housing Policy, the City would expect to see larger family oriented units around the base of the
building. Please also consider how the landscaping, open space and other onsite amenities
proposed for this site would work in regards to contribution to a family friendly project.
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 Tower Precinct and so special attention should be
paid to the Tower Precinct –Master Plan (page 90).
Special Development Permit
The subject sites are located within a the Special Development Permit Area designated by the
New Westminster Redevelopment Act and as such an application for a Special 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 conformance. The application for Special Development Permit would run concurrently
with the required rezoning application.
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824 Agnes Street – Former Chinese Benevolent Association Site
The City currently owns the site at 824 Agnes Street (825 Victoria Street) as it was gifted to the
City in 1979 by the Chinese Benevolent Association (CBA) of New Westminster before the
organization was disbanded. 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 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.
Our understanding of the proposal is that you wish to purchase this site from the City, use the
density entitlements on that site within the proposed building at the east end of the site, develop a
park space, and return the surface rights to the City. Initial conversations regarding the current
proposal have been initiated with the Parks and Recreation Department and with Council.
However, no comment can be provided until this application has been reviewed by the Land Use
and Planning Committee.
Proposed Amenity Spaces
Our understanding is that the proposal includes 3,500 square feet of publically accessible
amenity space, 5,000 square feet of privately owned child care space and 3,500 square feet of
amenity space accessible only to residents of the proposed building.
Publically Accessible Amenity Space
In your proposal, you outline a number of programming opportunities which could be considered
for the publically accessible amenity space. This space has been discussed with the Parks and
Recreation Department, and given the location in the Downtown and that it would be directly
adjacent to a future park space, there is initial interest in City use of this space for civic
programming or a small food service location. We would like to see the design of this space be
highly transparent to the future park space.
Privately Owned Child Care Space
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
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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, 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 owned land and not on City park space.
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. It is required that the tree permit application be made at the same time as
the submission of Rezoning and Special Development Permit applications.
Site Profile Submission
Submission of a site profile would be required with the applications for Rezoning and Special
Development Permit as per section 40(1)(b) of the Environmental Management Act. A fee of
$100 would be required to process the site profile. Based on a cursory review of the properties, it
appears that there may have been activities on the site which are identified in Schedule 2 of the
Site Profile application. As such, the City would likely have to forward the Site Profile
application to the Ministry of Environment. Should you have further questions regarding the Site
Profile process, please contact the Ministry of Environment at siteprofiles@gov.bc.ca.
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 developer shall 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.
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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:
1. 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)
3. 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.
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 604-5274580.
Off-Site Works and Services

March 9, 2017

—8—

Development Services – Planning

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:
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
Gas 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;
Roadworks
Agnes Street: Construction of Agnes Street frontage to a neighborhood road standard based on
Benkelman Beam testing complete with new pavement, pavement structure, curb and gutter,
minimum 2.5m wide concrete sidewalks, street lighting, boulevard trees, drainage and irrigation.
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Blackie Street: Construction of Blackie Street frontage to a neighborhood road standard based on
Benkelman Beam testing complete with new pavement, pavement structure, curb and gutter,
minimum 2.5m wide sidewalks, street lighting, boulevard trees, drainage and irrigation.
Victoria Street (Lane): Construction of a minimum 6.0m wide lane complete with new
pavement, pavement structure, sidewalk, curb and gutter, street lighting, boulevard trees,
drainage and irrigation.
The provision of road/lane dedication may be required in support of the proposed development;
however, at this time the need for dedication has not been identified.
Access and Loading
The number of driveways access points to the site should be consolidated and a single access
point should be provided from the lane. Loading areas would need to be provided on-site rather
than from a street or lane.
Underground Utilities
Modeling of the storm, sanitary and water main systems would be required to confirm if the
available capacity is sufficient for the 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
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
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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
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
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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
Your Special 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 604-5274656 or kstevens@newwestcity.ca.
Development Cost and School Site Acquisition Charges
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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 a formal applications for Rezoning and Special 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 Special 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.
It is expected that the applicant closely consider input from the public, Residents’ Associations
and advisory panels and incorporate the feedback where possible.
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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
Erika Mashig, Parks and Open Space Planner
Todd Harvey, Engineering Technologist
Joan Drabyk, Senior Building Inspector
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JAGO Development Inc.
#500 - 134 Abbott Street, Vancouver, BC V6B 2K4
Tel 604.247.3322 I Fax 604.266.3399 I admin@jdigroup.ca

December 22, 2016

Development Services, Planning
City of New Westminster
511 Royal Avenue
New Westminster, BC

RE: Letter of Intent - 810 Agnes Street & 815 – 821 Victoria Street, New Westminster

Dear Mike Watson,
This letter is to outline the intent for the rezoning of 810 Agnes Street & 815 – 821 Victoria Street.
The site is currently zoned RM-6B (multiple Unit Residential District). We are applying to rezone the site
to C-4 (Downtown Mixed Use District) which allows for a high-density development with an opportunity
to increase density upon amenity requirements being met. The maximum bonus density in C-4 is 5.2 FSR
with building height not exceeding 240 feet. We are proposing to construct a 33-storey residential tower
which consist of four storey podium containing townhouse type units and 29 floors of residential units
of various sizes ranging from 1-bedroom to 3-bedroom apartments. The tower sits on the multilevel
underground parkade. The rooftop of the parkade is designed to become an urban park for the
community.
We are also proposing to purchase the density off the adjacent dog park and transferring the density to
the subject site. The dog park will remain property of the City of New Westminster. Part of the new
development will include an improved park for the community and an expanded park as well as per the
architectural set.
The small footprint of the tower and its location on the lot ensure that over 75% of the site remains
open and green. The project seeks an additional density to a total of 7.0 FSR and an extra height to a
maximum of 330 feet. In addition, we are asking for a relaxation on parking spaces due to the site’s
proximity to public transit.
We acknowledge the Policy regarding exceptional circumstances required to warrant additional density
as per Density Bonus Phase 2. We understand that the Policy does not apply to our site, however we are
proposing the following unique and exceptional benefits (please refer to the Design Rationale for
details):


Transit oriented development located within 100m from New Westminster Skytrain Station
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Renewal and expansion of park for the community
76% of site designed as open and sustainable landscaping
3,500 sf of community amenity space
5,000 sf of daycare provided
High concept of architectural form
Optimization of limited site views
Townhouses at grade
10% family units, 60% of 2 & 3 bedroom units overall (above Family Friendly Policy Guidelines)
Blackie Street frontage improvement
Pedestrian and cycling experience improvement.
Downtown skyline enhancement.

If you require any further information regarding the intent of this rezoning application, please feel free
to contact me.

Regards,

Kevin Chan
JAGO Development Inc.
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ARCHITEC TURE

Rezoning Enquiry

810 Agnes Street, New Westminster, BC

Submitted to the City of New Westminster
by IBI Group
December, 2016

REZONING INQUIRY: 810 AGNES STREE T, NEW WESTMINSTER BC

Project Information
This development at 810 Agnes Street proposes a 33 story, 330’ high
tower with 258 residential units and an overall residential FSR of 7.0.
Targeted Unit Mix:

40% 1br
50% 2br
10% 3br family

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

3500 SF
meeting rooms/ lounge
itness centre

Day Care

5000 SF indoor
5000 SF open play area

Community

3500 SF
Chinese Benevolent Society Community Centre
(adjacent to park)

293 indoor parking spaces are proposed. Parking is spread out over ive
levels. Due to the dramatic changes in grade, almost each parking level
has a separate entrance from the street.

DECEMBER, 2016
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Site Context
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Aerial View
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Beneits of Proposed Design Approach
At the onset of the design process the decision was made by the owner to address community needs for an urban green space, amenities and child care.
Every efort has been made through site selection, planning, landscaping, and design strategies to use land more eiciently, minimize construction impact and improve site
ecology. The result is a compact but tall building with a very small footprint leaving an unprecedented 75% of the Downtown site open.
The key element of maintaining the open space will be community engagement applied to rehabilitation of the existing park and providing input regarding local needs.

An Urban Green Space for New Westminster
The large portion of the site remains as open space and is designed to become an urban park for the community. It will provide Downtown New Westminster with a beautiful
green space in the midst of the high density, tall developments. The green space which sits on the multilevel U/G parkade is split over four levels. The bottom two levels form
the main park space, the third level serves the Daycare as an outdoor playground, and the top level is designed to have community gardens for both the tenants and the
locals. All levels can be accessed along Agnes Street. The park is elevated above Victoria St. level from which but will be accessible thru the landscape stairs.
The bottom level of the main green space is envisioned as a Chinese themed park. The west end of the 810 Agnes Street site is currently designated as a dog of leash
enclosure. Historically it belonged to the Chinese Benevolent Society and was at the core of one of the two Chinatowns in New Westminster.
It used to house a civic centre for the Chinese community. With its reach tradition the site has been recommended for a more appropriate use – a garden or a park. The park
will use motives or aspects of Chinese gardens to acknowledge their history on the site. The proposed pond will double as a calming feature and part of the storm water
management strategy for the site.
The intent of the design is to create an engaging public space, a popular destination, an oasis in the heart of Downtown.

Activation of Agnes Street
This project is located in the core pedestrian network of downtown New Westminster. The site fronts onto Agnes St, an important link that connects popular destinations in
the city - Columbia Square Plaza to Douglas College, Columbia Street, and the River Market. Agnes and Victoria will also serve as an alternative corridor to connect both areas
of the community which will improve and enhance the dynamic of future development of the prime City core. The proposed project rejuvenates Agnes St, making it a more
pleasant and successful pedestrian path.
The proposed park steps up to follow the steep slope of Agnes St. It is designed to be open and accessible from the sidewalk along its northern edge. Unlike many of the
sloped streets nearby the design avoids heavy build up walls which tower over the sidewalks, focusing rather on blending the new development with the natural slope
coniguration.
Agnes and Victoria streets run east-west, following the contour lines. Due to being relatively less steep, the streets form a convenient pedestrian path and are a good prospect
for a future bicycle lane, the natural route to take for people going between Columbia Square Plaza and Douglas College. There is a potential to include a bicycle and
enhanced pedestrian path along Agnes St. or perhaps in the setback along Victoria St, which might be later extended and connected to the other sites in the City.
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Daycare
This site is an ideal location for a Daycare due to its convenient proximity to public transit - the New Westminster Skytrain station is just 100m away. The Daycare will provide
a much required facility for an early education for children. The proposed design aims to follow the principles of the Living Building Challenge, to ensure the healthy
environment for the children from air and light quality through application of the most sustainable building materials. The building will not only create a comfortable space
for the children but will be designed for the experience and scale of a child and to encourage interaction with their environment. As the physical spaces afect the quality of
learning – this Daycare will place importance on natural light, openness, and beauty, the building that itself educates the children.
The Approx. 5,000 sf outdoor portion of the Daycare occupies the entire middle level of the stepping green space and will be enclosed, elevated and therefore physically
separated from the rest of the park. The playground is located at the higher portion of the site, has open views out to the rest of the park and receives a lot of sunlight
throughout the day.

Potential Community Amenities Considered
1. Artist Studios & Exhibition Spaces
The project is located close to Anvil Centre, a major cultural hub in New Westminster and could provide an ideal space for a series of studios for the local artists. These studios
would accommodate a variety of art forms and supplement the vibrant culture scene in the City.
Together with adjacent exhibition areas the project could give independent, emerging artists a space to showcase their work.
There is an opportunity for collaboration between the artists and the Daycare, which would support the Daycare’s vision for diverse, hands on learning and bring together
diferent groups from the community.

2. Chinese Benevolent Society Community Centre
The Chinese Benevolent Society has been advocating for a Chinese park to replace the existing dog of leash area on the site. Our project goes beyond and above this
concept proposing an indoor Community Centre where they can meet, educate and host events. The Centre would be accessible from the park, and open directly into the
Chinese themed garden.

3. Study/Tutoring Rooms
This project proposes a number of study, tutoring, and computer spaces that in conjunction with the artist studios and Daycare would enact a branch of the local public
library. The main New Westminster Library is 1.5 km away from the site and a new one would be convenient addition to the community resources.

DECEMBER, 2016

9

REZONING INQUIRY: 810 AGNES STREE T, NEW WESTMINSTER BC

Chinese Benevolent Association & The History of the Site
The Chinese Benevolent Association is an organization that aims to “provide
mutual support and leadership within the Chinese Canadian community”. The
CBA works “to promote equality for Chinese Canadians and to foster better
understanding with other community groups”.
The west end of the 810 Agnes Street site is currently a dog off leash enclosure,
but historically it belonged to the Chinese Benevolent Association. This site
was at the core of one of the two Chinatowns in New Westminster and housed
a civic centre for the Chinese community. In 1979 the CBA gifted the site to the
city; the building was later demolished due to being in a state of disrepair. In
2009 the site was designated as a dog off leash area.
The Chinese community has a rich history on this site, therefore the Chinese
Benevolent Association is recommending that the site is used for something
more appropriate - a garden. The garden would be an amenity for the whole
neighbourhood. The New Westminster Heritage Preservation Society has also
recognized the history on this property and marked it as an endangered site.
The CBA suggested that the garden’s landscaping should not copy formal
Chinese Gardens, but rather relect the simple and hardworking Chinese
pioneers that lived in New Westminster. This could be achieved by creating a
garden of Chinese lowers and vegetables.

Examples of patterns found in Chinese gardens
DECEMBER, 2016
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Statistics
INFORMATION FROM NEW WESTMINSTER ZONING BYLAW
ZONING AREA

NEW WESTMINSTER ZONING BYLAW

PROPOSED

LOT AREA
LOT COVERAGE

34 769.5 SF (INCLUDES 8690 SF OF CURRENT PARK)
75%

24% (TOWER ONLY)

SETBACKS
NO SETBACKS REQUIRED

BUILDING HEIGHT

240 ft

TOTAL BUILDING AREA
5.2 FSR

10 ft

WESTERN

166.5 ft (APPROX)

EASTERN

10 ft

1 BR

102

(39%)

2 BR

131

(51%)

3 BR

25

(10%)

TOTAL

258

7.0 FSR

NO AMENITIES REQUIRED
RESIDENTIAL
PARKING
VISITORS

16

SOUTHERN

244 600 SF

AMENITY SPACE

BICYCLE STORAGE

10 ft

330 ft

NUMBER OF RESIDENTIAL UNITS

DENSITY

NORTHERN

1/1BR UNIT

102 SPACES

1.35/2BR OR 3BR UNIT

210 SPACES

0.1/UNIT

26 SPACES

TOTAL

338 SPACES

RAPID TRANSIT PROXIMITY INCENTIVE (-5%)

-17 SPACES

TOTAL

321 SPACES

1.25 SPACES/UNIT

DAYCARE

5000 SF

RESIDENT

3500 SF

COMMUNITY

3500 SF

293 SPACES

TOTAL = 1.25 x 258 = 323 SPACES

APPROX TOTAL 4282 SF

20% STORAGE LOCKERS (16 SF/SPACE)

(65 SPACES)

(APPROX 1040 SF)

30% REGULAR SPACES (16 SF/SPACE)

(97 SPACES)

(APPROX 1552 SF)

50% VERTICAL SPACES (10.5 SF/SPACE)

(161 SPACES)

(APPROX 1690 SF)
DECEMBER, 2016
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Tower Study
NUMBER OF FLOORS
PROPERTY LINE AND
PROPOSED SETBACKS
PROPOSED TOWER
FUTURE TOWER

DECEMBER, 2016
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Design Rationale
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1. The site has dramatic slopes, the highest end
being at the corner of Agnes and Blackie.

18

2. Six levels of parking and amenities step up in the
same direction as the natural slope of the site.

3. Almost each level of parking has its own
entry due to the sloping streets.

4. The tower is placed on the north east end of the
site to maximize size of open space on the south west
end of site (where the park is located).
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Architectural Character
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Elevation Studies
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P6 Level
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P5 Level
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P4 Level
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P3 Level
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P2 Level
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P1 Level
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Level 1

28

DECEMBER, 2016

REZONING INQUIRY: 810 AGNES STREE T, NEW WESTMINSTER BC

Typical Tower Level
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Site Sections/ Elevations

VICTORIA STREET

32

BLACKIE STREET
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SOUTH END OF SITE
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AGNES STREET
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Renderings
1

RESIDENTIAL TOWER

2

RESIDENTIAL PODIUM

3

DAY CARE

4

RESIDENT AMENITY

5

CHINESE COMMUNITY CENTRE

6

CHINESE GARDEN/ PARK

7

P2 PARKING ENTRANCE

1
2

3
4
5
6
7
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1

RESIDENTIAL TOWER

2

RESIDENTIAL PODIUM

3

UPPER ENTRANCE LOBBY

1
2
3
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1

RESIDENTIAL TOWER

2

LOWER ENTRANCE LOBBY

3

P5 PARKING ENTRANCE

4

P4 PARKING ENTRANCE

5

P3 PARKING ENTRANCE

1
3
4
5
2
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4.5m

4.5m

Shadow Study

12m

12m
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MARCH 21, 10:00

MARCH 21, 12:00

MARCH 21, 14:00

SEPTEMBER 21, 10:00

SEPTEMBER 21, 12:00

SEPTEMBER 21, 14:00
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Relaxations

Beneits

This project proposes FSR of 7.0 and an increased height of 330’.

+ TRANSIT ORIENTED DEVELOPMENT
SITE 100M (1 MIN WALK) FROM SKYTRAIN STATION

+ HIGH CONCEPT ARCHITECTURAL FORM

+ RENEWAL AND EXPANSION OF PARK FOR THE COMMUNITY

+ TOWNHOUSES AT GRADE

+ 76% OF SITE IS OPEN SPACE (TOWER HAS SMALL FOOTPRINT)

+ 10% FAMILY UNITS (3BR)
MAJORITY 2&3 BEDROOM UNITS OVERALL

We acknowledge the policy regarding exceptional circumstances
required to warrant additional density as per Density Bonus
Phase 2. We understand that the Policy does not apply to our site,
however we propose the exceptional beneits listed below.
Refer also to Beneits of Proposed Design Approach page.
In addition we are asking for a relaxation on parking spaces due to
the site’s proximity to public transit.

+ 3500 SF INDOOR AMENITY SPACE FOR THE COMMUNITY
(POSSIBLE AMENITY: CHINESE COMMUNITY CENTRE)
+ 5000 SF DAY CARE PROVIDED

+ OPTIMIZING LIMITED SITE VIEWS

+ BLACKIE ST FRONTAGE IMPROVEMENT
+ PEDESTRIAN AND CYCLING EXPERIENCE
AND CONNECTIVITY
+ CITY SKYLINE IMPROVEMENT

DECEMBER, 2016

39

6

REPORT
Development Services
To:

Land Use and Planning Committee

Date:

4/10/2017

From:

Jackie Teed
Acting Director of Development
Services

File:

OCP00015
REZ00128

Item #:

21/2017

Subject:

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

RECOMMENDATION
THAT the Land Use and Planning Committee recommend that Council consider
Official Community Plan Amendment Bylaw 7916, 2017 and Zoning Amendment
Bylaw 7917, 2017 for First and Second Reading and forward the Bylaws to a Public
Hearing on May 29, 2017.

EXECUTIVE SUMMARY
An application has been received to amend the Official Community Plan Land Use
Designation and rezone the properties addressed as 1102, 1110, 1116 and 1122 Salter Street
to allow a development with 78 residential units.
The project supports a number of important City policies and objectives:
1. It satisfies the intent of the existing Official Community Plan Land Use Designation and
the density identified for the site.
2. The proposal to construct townhomes and duplex dwellings on the north half of the site is
appropriate as that portion of the site will not change elevation significantly and these
two forms of housing place the parking under the dwelling to elevate the residential floor
space above the flood plain requirement. On the south half of the site where the elevation
of the site will be raised, row houses and compact lot dwellings can be considered as they

City of New Westminster

April 10, 2017
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place parking at grade to the rear of their lot and the residential floor space is constructed
near grade.
3. The application provides a variety of housing forms and tenure types. The duplex,
compact lot and row houses will be fee simple ownership while the townhouses will be
strata ownership.
4. All of the housing proposed is ground oriented and designed for families.
5. The site is near transit and the commercial amenities located on Ewen Avenue.
6. Both local schools and the Queensborough Community Centre and park are within a five
minute walk.
7. The project satisfies all flood plain requirements.
8. The applicant has consulted with the Queensborough Residents’ Association and held a
public Open House. The Association has supported the application.
9. The project design was supported by the New Westminster Design Panel. The project
design satisfies the intent of the Official Community Plan Development Permit Area
Designation.
10. The application has been supported by the Advisory Planning Commission.
1. PURPOSE
The applicant proposes to amend the Official Community Plan Land Use Designation and
rezone the site in order to develop 78 residential units. The purpose of this report is to
request that the Land Use and Planning Committee recommend that Council consider First
and Second Reading of Official Community Plan Amendment Bylaw 7916, 2017 and Zoning
Amendment Bylaw 7917, 2017 and forward both bylaws to a Public Hearing on May 29,
2017.
2. POLICY AND REGULATIONS
2.1 Official Community Plan Land Use Designation
The entire site inside the dyke is designated as (RLC) Residential – Compact Lot. The plan
describes this designation as:
(RLC) Residential – Compact Lot – This area will include low density residential
uses including single detached houses, single detached houses on a compact lot,
houses with a secondary suite, cluster houses, places of worship, and home
occupations.
This land use designation would allow the 10 units of compact lot dwellings proposed in this
application, so that portion of the project could proceed directly to rezoning as the proposed
use satisfies the land use designation.
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The portion of the site that is outside of the dyke is designated as (IN) Intertidal. The plan
describes this designation as:
(IN) Intertidal – This area will predominantly remain in a natural state in order to
preserve the intertidal area of the Fraser River foreshore. Uses such as lookouts, trails,
docks, and marine commercial and working river uses such as wharfs, are permitted
as long as the surrounding natural habitat is enhanced. Approval from other agencies
(e.g. Port Metro Vancouver) may also be required
The portion of the site proposed for row houses, duplex dwellings and townhouses would
require a change in the designation in the Queensborough Community Plan to (RM)
Residential – Medium Density. The Queensborough Community Plan defines this
designation as:
(RM) Residential – Medium Density – this area will include medium density multifamily residential uses such as rowhouses, townhouses, and low-rises. Depending on
the provision of public amenities, a density bonus may be provided in order to reach
the upper limits of density in this area.
2.2

Official Community Plan Development Permit Area Designation

The portion of the site inside the dyke is designated as part of Residential Development
Permit Area #2 Compact Lot. The Queensborough Community Plan describes this
designation as:
The Compact Lot intensive residential area, identified as Development Permit Ar ea
#2, is designated in order to provide an opportunity for an innovative ground oriented
housing type. This Development Permit Area encourages best practices for promoting
water and energy conservation and reducing greenhouse gas emissions. It also
establishes guidelines for the form and character of intensive residential development.
The portion of the site that is inside the dyke is also designated as part of Natural Hazard
Development Permit Area #1 – Flood Hazard. The Queensborough Community Plan
defines this designation as:
Queensborough is located at the upstream end of Lulu Island in the floodplain of the
Fraser River. Development in this area of the City is protected by perimeter dykes
maintained by the City, which are continuous with dykes in the City of Richmond
farther downstream. However, new buildings and structures in Queensborough should
be constructed at an elevation that is sufficient to minimize the potential for loss of
life and property damage in the event of dyke failure, or an extreme flood event that
tops the perimeter dykes. The minimum construction levels, which are based on
current knowledge of flood patterns, are 3.53 metres above Geodetic Survey of
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Canada (GSC) datum for Area A shown on the following map (flood construction
level A), generally downstream from Derwent Way on the south side of
Queensborough and Wood Street on the north side, and 4.20 metres above GSC
datum (flood construction level B) for Area B upstream of Derwent Way and Wood
Street. Placement of imported fill to achieve these construction levels could produce
local settlement problems and undesirable diversion of flood water, so a combination
of fill and structural support may be required.
The portion of the site that is outside the dyke is designated as part of Industrial and Mixed
Employment Development Permit Area #4 – Intertidal. The Queensborough Community
Plan defines this designation as:
The Intertidal area, identified as Development Permit Area #4 is designated in order
to provide a framework for waterfront development associated with the working river
and to provide an opportunity for continued commercial and industrial development.
This Development Permit Area encourages best practices for protection of the natural
environment, its ecosystems and biological diversity. It also establishes guidelines for
the form and character of industrial, commercial and intensive residential (e.g. float
home) development in this area.
2.3

Zoning Bylaw

The site is currently zoned Queensborough Residential Dwelling Districts (RQ -1). That
zoning would allow the property to be subdivided into lots with a minimum lot size of 4,000
square feet (371.6 square metres). The four properties in this application have a land area
inside the dyke of 202,779 square feet (18,838.9 square metres) and a land area outside of
the dyke of 18,505 square feet (1,719.2 square metres). The land inside the dyke could be
subdivided into approximately 30 lots with an average lot size of 4,800 square feet (445.9
square metres). This would allow 30 houses with a maximum floor space ratio of 0.55. All of
the houses could have a secondary suite. As part of the subdivision, a park dedication of 5 %
of the area of the site, 11,069.2 square feet (102.8 square metres)
The current OCP Land Use Designation would allow the entire site to be rezoned to the
Single Detached Dwelling Districts (Compact Lots) (RT- 2D) zone. That would allow
approximately 50 houses on lots averaging 3,000 square feet (279.1 square metres). No
secondary suites would be allowed. There would be a statutory requirement for a 5 % park
dedication at the time of subdivision of the site, however a larger dedication could be
negotiated during the rezoning of the site.
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3. BACKGROUND
3.1 Site Characteristics and Context
The site is currently surrounded on all sides by sites that are zoned and developed with single
detached residential dwellings. The Official Community Plan vision for the area is for a
compact lot single detached residential neighbourhood.
The site is within the Fraser River Flood Plain. Thus, habitable space and places designed for
the storage of goods may not be constructed below an elevation of 11.5 feet (3.53 metres)
Geodetic Survey of Canada (GSC). The site has an elevation that varies between 4 feet and
11.5 feet (1.2 and 3.53 metres) GSC. Below the flood plain elevation the only enclosed areas
allowed are:
 A maximum of 118.40 square feet (11square metres) in floor area per dwelling unit
for an enclosed entrance foyer; and
 A maximum of 452.08 square feet (42 square metres) for the parking of automobiles.
There is varying soil quality across the site which limits the ability to raise the grade of the
site in some locations.
4. PROJECT DESCRIPTION
4.1

Background

Agent/Applicant:

Bernard Decosse Architect Inc.

Architect:

Bernard Decosse Architect Inc.

Existing Zoning:

Queensborough Residential Dwelling Districts (RQ -1)

Proposed Zoning

Comprehensive Development Districts (1102 Salter Street) (CD
– 71), Single Detached Dwelling Districts (Compact Lots) (RT
- 2D), Row House Districts (RT-2E) and Queensborough
Townhouse Districts (RT-3A)

4.2

Project Description

The applicant proposes to construct nine duplex dwelling buildings with 18 units, 14 row
houses, 10 compact lot houses and 36 townhouses for a total of 78 residential units.
Secondary suites would not be allowed in any of the proposed units, and a covenant would
be registered to this effect. The applicant would dedicate the land on the foreshore outside of
the dyke to the City for an extension of the Queensborough Perimeter Trail.
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The proposed site plan would require the dedication of one new road and three lanes so that
all units are provided with rear access. A significant dedication will allow South Dyke Road
to be completed to a full urban cross section. The off-site works required would see the
completion of the sections of Salter Street, Jardine Street and South Dyke Road adjacent to
the site.
4.3

Project Statistics

The site area and the dedications proposed for park and road are shown in the fo llowing
table:
Existing Site Area:
Park dedication for the
Queensborough Perimeter Trail
Site Area Dedicated for Road
and Lane
Net Site Area After Dedications

5.08 acres (2.06 hectares)
0.42 acres (0.17 hectares)

100%
8.3 %

1.04 acres (0.42 hectares)

20.5 %

3.62 acres (1.48 hectares)

71.2 %

The project statistics for the net site after dedications is shown in the following table:
Housing
Type

Zone

Fee Simple
Compact Lot
Fee Simple
Row House
Fee Simple
Duplex
Strata
Townhouse

RT-2D

Units

Density
Units per acre/hectare

Floor
Space
Ratio

0.81 acres
(0.33 ha)
RT-2E 0.65 acres
(0.28 ha.)
CD - 71 0.80 acres
(0.32 ha)
RT - 3A 1.36 acres
(0.55 ha.)
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12.3 units per acre
(30.5 units per hectare)
21.5 units per acre
(53.2 units per hectare)
22.5 units per acre
(55.8 units per hectare)
26.5 units per acre
(65.4 units per hectare)

0.8

3.62 acres
(1.48 ha)

78

Total

4.4

Lot Area

14
18
36

0.8 – 1.0
1.0
0.7

Average
0.85

Parkland Dedication for Perimeter Trail

The application includes a significant dedication for park that is 18,297 sq. ft. (1,699.9 sq.
m.). This represents 8.3% of the gross site area. The foreshore of Annacis Channel has been
identified as an important public resource. This project, in addition to other off site works,
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would complete South Dyke Road to full urban standards and complete this section of the
perimeter trail.
4.5

Urban Design and Open Space

The project is designed so that houses front on all streets with vehicular access at the rear of
the lot. This permits a front façade for the house that is free of garage doors and a front yard
that is fully landscaped. This also allows the sidewalks to be pedestrian friendly on Salter
Street, Jardine Street and South Dyke Road as they are free of driveway crossings.
All of the row house, compact lot and duplex units have spacious yards. The townhouse units
have private yards with a common open space/playground area. A new road that would be
dedicated as part of this development has a section that is proposed to be develo ped as an
open space area.
4.6

Family Friendly Housing

The City’s Family Friendly Housing Policy requires that 30 % of the units be two and three
bedroom units, with 10% of the total units having three bedrooms. There are 12 two
bedroom townhouses, and 24 three bedroom townhouses. All of the duplex dwellings,
rowhouses and eight of the compact lot houses have three bedrooms. Two of the compact lot
dwellings have four bedrooms.
5. CONSULTATION
5.1

New Westminster Design Panel Consideration

The project was considered by the New Westminster Design panel at their meeting on
November 22, 2016. The Panel supported the following motion:
MOVED and SECONDED
THAT the Panel recommend support of the rezoning and Official Community Plan
amendment for 1101, 1110, 1116 and 1122 Salter Street subject to the comments
noted at the November 22, 2016 meeting.
CARRIED.
All members of the Panel present voted in favor of the motion.
The complete minutes of the Panels’ consideration of the project are attached as Attachment
#4
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Public Consultation

In accordance with Council direction, letters advising of the proposed change to the Land
Use Designation of the properties in the Official Community Plan were sent to the Qayqayt
First Nation, the Ministry of Transportation and Infrastructure, the Ministry of Environment,
the Federal Department of Fisheries and Oceans, Port Metro Vancouver; and the Board of
Education of School District 40. No replies have been received to date. All replies received
would be included in the Public Hearing package.
Staff was also directed to seek input from interested parties in the following manner:
1. Place a notice on the City Page to advise the public of this application. Should this
application proceed to a Public Hearing, an advertisement will be placed in the local
newspaper in addition to the normal Public Hearing notice.
2. Consult with the Queensborough Resident’s Association. Complete
3. Hold a public meeting. Complete
4. Require the applicant to include notice of the proposed OCP amendment on the site
signage required for the rezoning application. Complete
A summary of the public consultation is attached as Attachment #5. A letter of support from
the Queensborough Residents’ Association is attached as Attachment #6.
5.3

Consideration by the Advisory Planning Commission

The Advisory Planning Commission considered the application on January 17, 2017. The
Commission provided the following comments and motion:
The Commission expressed support for the proposal, noting that it is well designed
and provides appropriate variety and densification. In addition, the Commission
provided the following suggestions:
 Access could be provided from the interior of the site to South Dyke Road;
 A drive way apron could be implemented; and,
 Duplexes could be implemented along the west side of the site.
MOVED and SECONDED
THAT the applications for the Official Community Plan Amendment and Rezoning for
1102, 1110, 1116, and 1122 Salter Street be supported.
CARRIED. All members of the Commission present voted in favour of the motion.
The complete minutes of the January 17, 2017 meeting are attached as Attachment #7.
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6. DISCUSSION
6.1

Queensborough Community Plan Considerations

The existing (RLC) Residential – Compact Lot land use designation of this site allows the 10
units of compact lot dwellings so that portion of the project could proceed directly to
rezoning as the proposed use satisfies the current designation.
The portion of the site proposed for row houses, duplex dwellings and townhouses wo uld
require a change in the designation in the Queensborough Community Plan from the existing
(RLC) Residential – Compact Lot to (RM) Residential – Medium Density. The
Queensborough Community Plan defines this designation as:
(RM) Residential – Medium Density – this area will include medium density multifamily residential uses such as row houses, townhouses, and low-rises. Depending on the
provision of public amenities, a density bonus may be provided in order to reach the
upper limits of density in this area.
The existing residential Development Permit Area designation of this site - #2 Compact Lot
identifies this area for innovative ground oriented housing. All of the housing proposed in
the Official Community Plan Amendment application is family oriented, ground oriented
housing that is at a density similar to the compact lot housing identified in the current land
use designation. The application provides a variety of housing forms and tenure types. The
duplex, compact lot and row houses are fee simple ownership while the townhouses will be
strata ownership.
The compact lot designation was put in place as it is desired to raise the grade on this site
adjacent to the dyke. The grade of the road and property will match the properties to the
west. The proposal to construct townhomes and duplex dwellings on the north half of the site
is appropriate as that portion of the site will not change elevation significantly and these two
forms of housing place the parking under the dwelling to elevate the residential floor space
above the flood plain requirement. On the south half of the site will be the rowhouses and
compact lot dwellings that are better housing forms for the filled portion of the site as they
place parking at grade to the rear of their lot and the residential floor space is constructed
near grade
6.2

Consideration of the Rezoning Application

Staff has brought this application forward for consideration using a Comprehensive
Development Zoning Schedule for the Compact Lot Duplex Dwellings proposed as part of
this development. The intent of the Comprehensive Development Districts (1102 Salter
Street) (CD – 71) zoning schedule is to allow two-family dwellings on compact lots in the
Queensborough neighbourhood. The zone requires a minimum lot size of 3,800 square feet
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(353.03 square metres) for a corner lot and 3,600 square feet (342.01 square metres) for an
interior lot. The zone allows a building with a maximum of 3,724 square feet (345.9 square
metres) of floor space. Each unit would be 1,862 square feet (172.8 square metres). A draft
of the Zoning Amendment Bylaw is attached to this report as Attachment #8. The lots
proposed in this application are 3,738 to 4,145 square feet (347.27 to 385.09 square metres).
The proposed rezoning would provide family oriented, ground oriented housing which would
be permitted under the existing RQ – 1 zoning, and it is what is envisioned in the existing
Official Community Plan Land Use Designation. The existing land use designation identifies
a building form that does not allow secondary suites and requires a rear lane; however the
compact lot building form does not do well on sites where the grade cannot be raised to near
the flood plain elevation. The building bulk required to structurally elevate the habitable
space makes the small houses look out of proportion and creates large flood control spaces.
The site under consideration has limitations placed on it both from the elevation of the
neighboring properties to the east and from the elevation of all three of the adjacent roads.
Also from a geotechnical point of view large portions of the site cannot be raised to near the
flood plain elevation. Thus alternate building forms that are larger and can address the
additional building bulk architecturally have been proposed. These building forms – the
townhouses and duplex buildings will be served by rear lanes and suites are not allowed in
the proposed zoning of these sites.
When the grade rises on adjacent sites and roads, and given that geotechnical issues are
somewhat less near the south end of the site, the grade on the subject site can be raised. Then
the building forms that need to a located near the flood plain elevation can be proposed. Thus
ground oriented compact lot houses and row houses are proposed. The compact lot houses
and row houses are served by a lane and the zoning would not allow suites.
7. REVIEW PROCESS
The review process approved by the Land Use and Planning Committee and the completion
of the steps are noted below:
1. LUPC recommendation to initiate the processing of this application. July 4, 2016
2. Applicant provides detailed Landscape and Architectural drawings for staff review.
Complete
3. The project is reviewed by all City Departments. Complete
4. Council consideration of a report on Consultation requirements for the Official
Community Plan amendment as required by Sections 475 and 476 (formally sections
879 and 881) of the Local Government Act. August 29, 2016
5. The project is considered by the New Westminster Design Panel. November 22, 2016
6. The applicant will hold a public meeting. November 8, 2016
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7. The applicant will consult with the Queensborough Residents’ Association. November
8, 2016
8. The Official Community Plan Amendment and the rezoning of the site are considered
by the Advisory Planning Commission. January 17, 2017
9. LUPC consideration of Official Community Plan Amendment and the rezoning. We
are here.
10. LUPC recommendation to Council.
11. Council consideration of the Official Community Plan Amendment and Zoning
Amendment Bylaws.
8. ADOPTION REQUIREMENTS
1. A No Build Covenant which would have attached the off-site requirements of the
Engineering Department and the project plans shown at Public Hearing. In order to
remove the No Build Covenant; a Building Permit which satisfies the Engineering
requirements and is consistent with the registered plans must be issuable.
Engineering requirements are attached to this report as Attachment #10.
2. Dedication of the land proposed for Park
9. OPTIONS
There are two options for LUPC’s consideration; they are:
1.

That the Land Use and Planning Committee recommend that Council consider
Official Community Plan Amendment Bylaw 7916, 2017 and Zoning Amendment
Bylaw 7917, 2017 for First and Second Reading and forward the Bylaw to a Public
Hearing on May 29, 2017

2.

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

Staff recommends Option 1.
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Attachment 2
OCP and DP Area
Guidelines

RESIDENTIAL DEVELOPMENT PERMIT AREA
# 2 COMPACT LOT
#2 Compact Lot
The Compact Lot intensive residential area, identified as Development Permit Area #2 [see Map
B], is designated in order to provide an opportunity for an innovative ground oriented housing
type. This Development Permit Area encourages best practices for promoting water and energy
conservation and reducing greenhouse gas emissions. It also establishes guidelines for the form
and character of intensive residential development.
DESIGN GUIDELINES
SITING
Building siting must contribute to a pedestrian scale neighbourhood character.
Consider the following:
• Orient residential units to front all streets and/or city trails and greenways immediately adjacent
to or within the development.
• For all corner lots and/or corner units, locate and design buildings to address all frontages,
including public and internal streets, and/or city trails or greenways.
Building siting must respect the existing neighbourhood and site context. Consider the following:
• Consider existing buildings and outdoor spaces when siting new buildings, including the location
of windows and entrances, overlook of outdoor space, impacts to air circulation and light
penetration, etc.
• Site buildings to retain and enhance heritage assets by incorporating them into the development
of the site, wherever possible, including buildings, engineering works and/or cultural landscapes,
as well as significant landscape features (e.g. mature vegetation and trees, distinctive landforms).
• Design new buildings in proximity to heritage assets to be compatible with their historical
context without literally imitating older building styles. In these cases, new buildings should
provide an original interpretation of the traditional building style (i.e. draw inspiration from
fundamental design characteristics) while continuing to reinforce traditional development patterns
and rhythms.
CHARACTER
All buildings and developments must be designed to have a high quality, cohesive appearance that
enhances the overall quality of the community.
Consider the following:
• Use an architectural approach (i.e. massing, facade treatment, detailing, materials and colour
choice) which is harmonious with the riverfront community context.
• Create a cohesive streetscape. Use a similar alignment of windowsills, building and roof lines,
cornices, and floor-to-floor spacing along the street block.

• Design all principal and accessory buildings within a development and/ or all elements of an
individual building, to the same architectural style. Provide enough variety (e.g. through massing,
architectural detail) to avoid a monotonous appearance when the development is viewed as a
whole and to reinforce individual building identity.
• Select project names that evoke Queensborough’s riverfront community context and/or the
legacy of its historically prominent citizens.
Consider providing public art to help enrich outdoor spaces and provide pedestrian scale
landmarks. Use art that highlights Queensborough’s sense of place and is unique to each location.
HERITAGE
Each development must follow the Standards and Guidelines for the Conservation of Historic
Places in Canada for all physical work to heritage assets.
Reuse historic industrial and agricultural artefacts on redevelopment sites (e.g. as public art).
FACADES
The facades of all building walls that face public or internal streets, drive aisles, pedestrian
pathways, parks or open space must provide visual interest. Use architectural elements (e.g.
fenestration, vertical and/or horizontal design elements, secondary roof elements) and/or material
or colour change.
MASSING
Building massing must contribute to a pedestrian scale neighbourhood character. Consider the
following:
• Use horizontal architectural elements to define floor-to-floor transitions, roofs and cornice lines.
• Design the roof to minimize the overall building mass, incorporating articulation and variations
in roof planes (e.g. dormers, gables, crenelated parapets) to break up roof mass and reduce
building scale.
• Reinforce the pedestrian scale massing by designing all buildings to have a heavier “base” and
lighter “top” that are visibly differentiated by use of material (e.g. masonry on the base and wood
siding on the top) and details (e.g. cornice treatments at the top).
Building massing must maximize natural light and ventilation. Consider the following:
• Organize the interior space of residential dwellings and/or units such that, wherever possible, a
majority of primary living spaces (e.g. living room, family room, kitchen) have exterior walls with
windows on two sides
.
• Ensure all primary secondary living spaces (e.g. bedroom, den, office) have at least one exterior
wall with a window.
• Use stack vents and light wells to provide additional light and ventilation to primary and
secondary living spaces.

• Take microclimate into consideration.
ENTRANCES
Primary pedestrian entrances into buildings must be integrated into the design of the building, yet
be clearly expressed. Consider the following:
• Articulate massing to identify building entrances (e.g. tall voids, central mass, recessed entry).
• Frame with a secondary roof element (e.g. porch) to identify building entrances and protect from
weather.
Building entrances must be located and designed to have a strong relationship with the street.
Consider the following:
• Make entries, including front porches, visible from, oriented toward and directly connected (via a
short pathway and/or stairs) to the street onto which the building fronts.
WINDOWS
Windows must contribute to an interesting, pedestrian scale environment. Consider the following:
• Use windows which are of clear glass (e.g. not tinted, reflective or opaque).
• Use windows which are rectangular or square in proportion, except for accent windows which
may have a unique shape.
• Use stack vents and light wells to provide additional light and ventilation to primary and
secondary living spaces.
• Take microclimate into consideration when locating and sizing windows.
Use strategies to facilitate passive heating in cooler months and reduce unwanted heat gain in
summer months. Consider the following. Consider the following:
• Ensure a solar heat gain coefficient of 50% or better for south facing windows to maximize solar
gain during winter.
• Use exterior shading devices (e.g. awnings, canopies, overhangs, light shelves, louvers) which
provide shade from the high summer sun, but provide solar access to the low winter sun. Use these
devices particularly on south facing windows.
• Provide operable windows in each residential dwelling and/or unit. Locate operable windows to
take advantage of Queensborough’s prevailing easterly winds (i.e. winds from the east to the west)
to provide cross ventilation.
SAFETY
Each development must provide a Crime Prevention Through Environmental Design (CPTED)
report outlining the use of CPTED strategies in the design of developments and buildings,
including open space.

PARKING & ACCESS
All garages must be at the rear of the lot and accessed from a lane.
New development must not result in an increase in the number of rail line crossings which would
result in an increase in train whistles. Remove or consolidate existing driveways, wherever
possible, to reduce the need for trains to whistle.
MATERIALS & COLOURS
All principal and accessory buildings within a development must use a cohesive palette of
materials and colours that is consistently applied and contributes to the overall quality of the
community. Consider the following:
• Use a natural palette of wood, stone or brick and muted paint colour tones (e.g. Benjamin
Moore’s Historical Vancouver True Colours).
• Consistently apply materials to all sides of a building (i.e. do not emphasize the principal facade
with lesser treatment on the other facades).
• Change building materials and/or colours at interior or “reverse” corners of a building, not at
exterior corners or at changes in a facade plane.
• Use an accent colour which is harmonious with the main colours of the materials and colours
palette to unify the overall palette and to highlight architectural details (e.g. eaves, window and
door trim, railings).
• Use matte finishes or finishes with a low level of reflectivity. Reflective materials (e.g. mirrored
glass, polished stone) should be avoided.
Each development must use building and hardscape materials that are durable and appropriate to
their use, the local climate, and the urban environment. Consider the following:
• Use high quality building materials (e.g. wood, stone, brick, or acceptable alternative) rather than
materials that are visibly simulated (e.g. vinyl siding) or are inappropriate for an urban area (e.g.
untreated or roughsawn wood).
ACCESSIBILITY
Endeavour to make all pathways and building entrances, public and semipublic spaces, and special
features and amenities of a site accessible by people of varying ability. Consider the following:
• Build sidewalks and pathways a minimum 1.8 metres (5.9 feet) wide with non-skid, uniform
walking surfaces.
• Where steps or high thresholds (e.g. related to FCL requirements) create a barrier, provide an
alternative route that is easily accessible to everyone.
• Locate site furnishings (e.g. lighting, bollards, signage, guardrails, seating) where they will not
impede easy passage for those using a mobility device (e.g. wheelchair, scooter) or people who are
visually impaired
• Locate parking for those with ability challenges close to accessible building entrances.

• Use light fixtures that emit white light (i.e. not orange light) in all outdoor areas. White light
facilitates better visibility.
TREES & PLANTING
Each development must use the BC Society of Landscape Architects’ and BC Landscape and
Nursery Association’s “BC Landscape Standard Guidelines (Latest Edition)” in specifying,
selection, site preparation, installation and maintenance of all trees and other plant materials.
Each development must integrate trees, including shade trees. Consider the following:
• Retain existing mature trees wherever possible. Where tree removal is unavoidable, replace with
a number, species and size of trees that creates equal value.
• Plant new trees in all private yards and along pathways.
• Locate deciduous trees on the south and west side of buildings to provide shade and minimize
unwanted heat gain during summer and provide solar access and passive solar gain during winter.
Tree species and other plant materials must be of high quality, suited to their purpose and
contribute to the overall quality of the community:
• Choose species that are successful in the urban environment, easy to maintain, are non-invasive
and suited to Queensborough’s high water table. Selected tree species should also have less
aggressive rooting habits.
Develop and/or enhance areas of understorey vegetation using diverse, multistorey planting which
will support habitat for smaller wildlife, songbirds and important pollinators such as bees,
butterflies and dragonflies.

NATURAL HAZARD DEVELOPMENT PERMIT AREA
#1 FLOOD HAZARD
The Flood Hazard Development Permit Area is identified as Development Permit Area #1 [see
Map E]. Queensborough is located at the upstream end of Lulu Island in the floodplain of the
Fraser River. Development in this area of the City is protected by perimeter dykes maintained by
the City, which are continuous with dykes in the City of Richmond farther downstream.
However, new buildings and structures in Queensborough should be constructed at an elevation
that is sufficient to minimize the potential for loss of life and
property damage in the event of dyke failure, or an extreme flood event that tops the perimeter
dykes. The minimum construction levels, which are based on current knowledge of flood
patterns, are 3.53 metres above Geodetic Survey of Canada (GSC) datum for Area A shown on
the following map (flood construction level A), generally downstream from Derwent Way on the
south side of Queensborough and Wood Street on the north side, and 4.20 metres above GSC
datum (flood construction level B) for Area B upstream of Derwent Way and Wood Street.
Placement of imported fill to achieve these construction levels could produce local settlement
problems and undesirable diversion of flood water, so a combination of fill and structural support
may be required.
EXEMPTIONS
The following are exempted from the requirement for a development permit:
• Subdivision of land (buildings constructed on subdivided lots must still comply when
applicable).
• Alteration of land not involving the construction or alteration of a building or structure.
• Buildings and structures on land in an agricultural zoning district, other than residential
buildings
.
• Buildings and structures for park and open space recreational uses.
• Construction and alteration of buildings authorized by a heritage alteration permit, including
building additions.
• Detached accessory buildings and structures such as garages, tool sheds and greenhouses that
are not used for human habitation.
• Residential building additions that would increase the habitable floor area of the building by
less than 25% of the floor area that existed on February 3, 2014, unless the building has been
increased in floor area since that date without a development permit and the aggregate
additional floor area exceeds 25% of the floor area that existed on that date.
• Building alterations that do not increase the floor area of the building.

In addition, buildings and structures for industrial uses on parcels that are not adjacent to a dyke
are exempt from the requirement for a development permit. However, owners are encouraged to
construct industrial buildings used for business or the storage of goods and located in Area A at
or above flood construction level A, and industrial buildings used for
such purposes and located in Area B at or above flood construction level B.
FLOOD CONSTRUCTION LEVEL
Buildings and structures for residential and institutional uses in Area A should be constructed so
that the lower surface of the floor system of the lowest storey containing habitable space is at or
above flood construction level A.
Buildings and structures for residential and institutional uses in Area B should be constructed so
that the lower surface of the floor system of the lowest storey containing habitable space is at or
above flood construction level B.
Buildings and structures for industrial uses on parcels adjacent to dykes in Area A should be
constructed so that the lower surface of the floor system of the lowest storey used for business or
the storage of goods that could be damaged by flood is at or above flood construction level A.
Buildings and structures for industrial uses on parcels adjacent to dykes in Area B should be
constructed so that the lower surface of the floor system of the lowest storey used for business or
the storage of goods that could be damaged by flood is at or above flood construction level B.
If natural grade of a residential parcel is below the desired flood construction level, imported fill
should not be used to raise the grade above 1.5 metres above GSC datum or 150 millimeters
above the centre of the road abutting the property, whichever is higher.
In the case of floors comprised of concrete slabs, the upper surface of the concrete slab should be
at or above the applicable flood construction level.
NON-HABITABLE SPACE
The following building areas are not considered habitable space for the purpose of these
Guidelines:
• Underground parking garages, provided that signs are posted and maintained at points of entry
indicating that the parking area is subject to flooding of the Fraser River.
• Attached and enclosed garage not exceeding 42 square metres (452.08 square feet) in floor area
per dwelling unit. For the purpose of this calculation a secondary suite is not considered a unit.
• Manoeuvring aisles used to access compliant off-street parking spaces.
• Attached carports.
• Enclosed entrance foyers up to 11 square metres (118.40 square feet) in floor area per dwelling
unit in the building.

• Elevator shafts, provided that operation of the elevators below the applicable flood construction
level is not possible during flood events.
• Enclosed building areas with floor to ceiling heights of less than 1.52 metres (5 feet) measured
to the underside of the floor system above.
• Porches.
• Undercrofts enclosed only by wood lattice or similar screening.
No area below the required elevation shall be used for the installation of fixed equipment
susceptible to damage by floodwaters, with the exception of furnaces and hot water heaters.
Garbage and recycling carts may be permitted in the non-habitable space below
the required elevation.
Bicycle parking may be permitted in the non-habitable space below the required elevation.
Site alteration and building construction should be planned and executed so as to minimize
abrupt transitions from the elevations of adjacent sites and buildings and the diversion of flood
waters to adjacent sites.
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New Westminster
Design Panel

4.2

1102-1122 Salter Street

REZ00128
OCP00015

Jim Hurst, Development Planner, summarized the report dated November 22,
2016, regarding an application that has been received to amend the Official
Community Plan designation and rezone the properties addressed as 1102, 1110,
1116 and 1122 Salter Street in order to allow a the development of a 78 unit
residential development, which would also provide a 0.42 acre (0.17 hectare)
dedication to the City for an extension of the Queensborough Perimeter Trail. The
purpose of this report is to provide information to the New Westminster Design
Panel for their consideration of the proposed development.
Bernard Decosse, Bernard Decosse Architect Inc., provided a PowerPoint
presentation summarizing details of the project as outlined in the report November
22, 2016.
Rod Maruyama, Maruyama & Associates Landscape Architects, spoke to the
landscaping of the project as outlined in the report dated November 22, 2016.
In response to questions from the Panel, Mr. Hurst provided the following
information:

 The dyke reserve is intended to minimize the impact on properties if the
dyke is raised;
 Street parking would be available along the three perimeter streets;
 The townhouse units provide the required visitor parking on-site;
 Compact homes, duplexes and row homes are considered to be single
family homes, and are not required by law to provide visitor parking;
 It is not anticipated that the green space along the dyke will be
programmed, as permanent structures are generally not permitted near
the waterfront;
 The owners of the row homes, duplexes and compact homes would be
permitted to personalize their homes. However, changes to the form
and character of the townhomes would require a Development Permit;
 Implementing windows in garage spaces may lead to owners using that
space as living area; and,
 The single family homes located next to the project are unable to
regrade their lots.

In addition, Mr. Decosse and Mr. Maruyama provided the following information:

 Backfilling is not permitted where the dyke is 3 metres. The applicant
could consider raising the main floor elevation in order to accommodate
a future raise to the dyke;
 All of the homes in the project will have a front deck;
 The compact homes have an eight foot setback between the units and
would not receive much sunlight. Therefore, it is proposed that the area
would be filled with a gravel material; and,
 It is anticipated that the side yards of the duplexes would be utilized as a
backyard space. The side yards could be programmed or implemented
as a grass surface.
Discussion ensued, and the Panel noted the following comments:

 There does not appear to be a connection to the front of the duplexes;
 The lane animation seems to be vehicular. It was suggested that a
pathway could be implemented to improve the lane animation;
 The townhouse form appears to be appropriate for the neighbourhood;
 The project maintains high density, however it is well thought-out;
 A window could be implemented on the Jardine Street and/or Salter
Street side of the duplexes to provide variation on the street;
 A permeable paving material could be utilized in the gravel space
between the duplexes;
 Variety in the roof shingles could provide variety and value to the
streetscape;
 Pavers or bands could be utilized in the internal lanes;
 The project utilizes a good choice of materials and color palette;
 Support was expressed for the location of the compact homes on South
Dyke Road;
 The location of patios and front decks could provide additional street
front animation, as well as address some Crime Prevention Through
Environmental Design (CPTED) concerns;
 It was suggested that public areas and flexible greenspace could be
incorporated into the landscaping;
 It was suggested that the southeast community garden plots could be
relocated in order to receive additional sunlight;
 Concerns were expressed regarding the location of the public walkway.
It was suggested that a planting buffer could be implemented between
the pathway and the single family homes;
 It was suggested that decorative paving bands could be implemented to
distinguish the project’s parallel parking from City parking;
 Concerns were expressed regarding the amount of drainage from the
single-family homes; and,

 It was suggested that windows could be added to the garage.
In response to the three design considerations that staff requested feedback on, the
Panel provided the following comments:
1. Does the project provide enough architectural variation between the four
housing types?
The housing types are well incorporated in the project; however, the row
homes and the townhomes could benefit from additional variation.
2. Do the buildings address the major streets in a suitable way?
The major streets are addressed appropriately by the project.
3. Does the proposed project conform to the Development Permit Area
Designation?
The project generally conforms to the requirements and guidelines of the
Development Permit Area Designation.
MOVED and SECONDED
THAT the Panel recommend support of the rezoning and Official Community Plan
amendment for 1101, 1110, 1116 and 1122 Salter Street subject to the comments
noted at the November 22, 2016 meeting.
CARRIED.
All members of the Panel present voted in favor of the motion.

Attachment 5
Summary of Public
Consultation

November 18, 2016
Jim Hurst, RPP, MCIP
Development Planner
Development Services
City of New Westminster
511 Royal Avenue
New Westminster, BC
V3L 1H9
jhurst@newwestcity.ca
Dear Mr. Hurst
Re: 1102, 1110, 1116 and 1122 Salter Street
The Arlington Group was retained to undertake public consultation by the proponents of a
comprehensive residential development proposed for a 2.08 hectare site (5.08 acre) site at 1102,
1110, 1116 and 1122 Salter Street in Queensborough. This consultation consisted of notification
to nearby residents and marinas of upcoming processes, organization and hosting of an Open
House on November 8, 2016, attendance at a meeting of the Queensborough Residents’
Association, also on November 8, 2016 and follow-up discussion with the City and residents.
Notification of Residents
Notices were prepared documenting the proposed change in the Official Community Plan from
Residential - Compact Lot (RCL) to Residential - Medium Density (RM) and the four proposed
zones for the site. The notices provided a summary of the proposed land uses for the 78 housing
units and an invitation to attend an Open House from 5:00-6:30 pm followed by a presentation to
the Queensborough Residents’ Association, both on November 8, 2011 at the Queensborough
Community Association. The double sided notices also included a site plan, breakdown of land
uses and three sketches for the development. A total of 65 notices were hand delivered, with 59
to residents and marinas within a 100 metre radius of the development on the October 29-30
weekend and the remaining 6 to residents just beyond the 100 metre radius on October 31.
Notices were distributed as follows:
• 14 dwellings from 111 to 220 Jardine Street
• 17 dwellings from 1016 to 1209 Salter Street
• 10 dwellings and marinas from 87 to 101 and from 1183 to 1209 South Dyke Road
• 5 dwellings from 167 to 197 Gifford Street
• 13 dwellings from 1147 to 1195 Sparks Court
• 6 dwellings on the west side of Gifford Street (Nov 31)
A copy of the notice is contained in Appendix A.
Results
1.
Hand Delivery of Notices
Nearly two thirds of residents (42 or 65%) were home as the notices were delivered in the late
afternoon and early evening. An envelope with the information package was left in the
mailboxes of those not home. Awareness of the development was high due to the large area of

the site, its visual prominence with preload, the vacant nature of the site for a number of years
and the recent placement of numerous notification signs along all abutting roads.
Those at home were quite receptive to receiving information about the proposed development
and a significant number indicated they appreciated someone delivering this information on their
doorstep.
Several persons indicated they would pass the information package onto a family member who is
more conversant in English or to the property owner. Several others indicated they would not be
able to attend the event on November 8 as they did not go out at night or for other reasons.
Most doorstep inquiries concerned the land use mix and the specific residential use adjacent to
their property. The other most common inquiry concerned vehicular access to the development.
The level of interest was highest for those living opposite the site on Jardine Street or the Sparks
Court cul-de-sac, which backs onto the site. Several specific questions and comments were
raised by residents along Sparks Court. These concerned previous construction activity on the
site (e.g. preloading, noise and vibration from heavy equipment, settlement of buildings), the
width of roads and contrast between their single family lots, the smaller compact lots proposed
on the development site and the size of the row houses and townhouses.
2.
November 8, 2016 Open House
Story boards documenting the proposed development were displayed at the Open House from
5:00 to 7:00 pm in the Queensborough Community Centre. The story boards consisted of a site
plan, aerial view of the site and surrounding neighbourhood, existing and proposed streetscapes,
the landscape plan and renderings of typical residential housing typologies. An architectural
package was available on a table showing the design rationale, building plans and layouts,
individual lot areas, and area calculations for all residential uses. Key excerpts from the
Queensborough Community Plan (OCP) and the Zoning Bylaw were provided. They included
OCP Schedule B - Parks, Trails and Greenway Streets, Schedule C - Land Use Designations
Map, Map 6 - Queensborough Street Hierarchy, Map 7 - Priority Street Network Improvements
Identified by Residents, Section 11.0 - Land Use Designations in the OCP, and Development
Permit Area Guidelines for #2 Compact Lots and #4 Intertidal areas. From the Zoning Bylaw,
the RT-3A, RT-2D and RT-2E zoning schedules were provided as well as the off-street parking
requirements.
A sign in sheet was provided at the door entrance. It was signed by 5 persons, all from
Queensborough. Four were from the immediate area; the fifth person was a resident of Port
Royal. Appendix B contains a copy of the sign in sheet. Three other persons, two adults and one
child, attended the Open House. One couple indicated an interest in a duplex unit or row house
and inquired about building areas, floor layouts, prices and timing of the development. Another
person inquired about whether the road construction along Jardine Street would rebuild the entire
street or consist of a ½ road. He was concerned about the narrow width of the existing road, its
poor condition and how drainage improvements would be addressed.
Finally a double sided comment sheet was provided allowing residents to comment on six
aspects of the project (land uses, architectural design, landscape plan and open space, foreshore
dedication, vehicular access and parking, timing of development and mitigation of construction

impacts). An open ended question was also included to cover any other subject area on which
residents might wish to comment. Appendix C contains a copy of the survey. One person took a
copy of the survey but none of the 50 available copies were filled out and deposited in the
comments box that was provided.
3.
Queensborough Residents’ Association Meeting
The Queensborough Residents’ Association (QRA) meeting took place from 7:00 pm to 8:45
pm. There were 22 persons in attendance in addition to Jim Hurst from the Development
Services Department and three persons representing the applicant.
The president of the QRA, Laurie David Moore, invited Jim Hurst to provide some background
to the development proposal. Jim provided information about the reason for the change in the
Official Community Plan (OCP) as only the compact single family lots fit within the existing
OCP. He then indicated the location of the other three ground oriented land uses in the
development proposal and how they contributed to housing diversity in the OCP. Jim Hurst
fielded a number of questions regarding the proposed development in in Queensborough in
general. These questions concerned road construction requirements, permitted uses below the
minimum Flood Construction Level of 3.53 m GSC, exemptions from habitable building areas,
the use of the riparian area, the likely location of the proposed perimeter trail along the foreshore,
and surveying challenges that occur in Queensborough.
Graham Farstad then provided information on the consultation process leading up to the meeting
and invited all those interested to fill out a comment sheet. He then circulated an 11” x 17“ map
of the land use designations and the parks, trails and greenways map in the OCP. He noted the
presence of other OCP and Zoning Bylaw excerpts relevant to the proposal and encouraged those
present to review the materials on display on the table at the back of the room. Graham Farstad
then introduced the project architect Bernard Decosse.
Bernard Decosse introduced and described the approximately 14 story boards on display. Issues
covered consisted of a description of the different land use concepts for the project, the project
mix consisting of strata townhouses and fee simple compact single family homes, row houses
and duplex units. The project contains 18 duplex units (9 buildings), 10 compact single family
lots with a maximum area of 3,000 square feet, 14 row houses and 36 townhouses for a total of
78 dwellings. The lot areas are similar to those in Port Royal. The lot widths vary from 29 feet
for interior lots to 40’ 7” for exterior lots. Townhouses will have a mixture of 2 and 3 bedroom
units. Typical two bedroom units will be 1,300 square feet while three bedroom units will be
1,850 square feet. Compact single family dwellings vary from 1,800 to 2,100 square feet in area.
No secondary suites will be proposed in any of the residential components. The zoning will not
permit secondary suites and the design will make this virtually impossible. Typical three storey
units will feature an entrance foyer and double garage at grade with the living and dining areas
and the kitchen on the second level. Three bedrooms are located on the third or top level. As a
result there will be no opportunity for the dwellings to contain secondary suites.
Habitable space is required to meet the Flood Construction Level of 3.53 metres but most of the
development area will be below this elevation. The Geotechnical report recommends ground
elevations of between 2.0 and 3.0 metres along the western property line and 1.5 metres adjacent
to Jardine and Salter Streets. The elevations will be lower than the current elevations as the

existing preload will be removed. The streets, open space, areas around the buildings will be
below the Flood Construction Level and well as the entrance foyer and garages of the dwelling
units.
Road accesses into the development will be from Jardine Street. The main access road will
consist of a 16.6 metre road dedication midway between Salter Street and South Dyke Road plus
two 6.0 metre wide lanes. Parking will meet all zoning requirements including visitor parking.
Garbage trucks will have full access to the development.
The children’s play area and open space (at the end of the dedicated road) will be turned over to
the City and available for community use. The community garden plots within the townhouse
development will be available for use by strata owners.
Perimeter roads will be reconstructed to be determined by the Engineering Department. A recent
meeting was held with Engineering concerning both Jardine and Salter Streets. Traffic calming
measures will be introduced for both streets. While the precise road requirements have not been
determined, Jardine Street will require a significant rise from the 0.61 metre elevation at Salter
Street to a high point of 4.6 metres at its intersection with South Dyke Road.
Bernard Decosse presented images of typical building streetscapes and added that additional
variations will be developed in the next several weeks.
Johnny Zhang then provided a brief presentation covering the landscape plan prepared by
Maruyama Associates Landscape Architects. He noted that 160 new trees will be provided to the
currently barren site and addressed landscaping around the patios, the open space area at the
western end of the dedicated road, the community gardens and other landscape features along the
central townhouse courtyard and the landscaping for the raingarden along parts of the site
perimeter.
Questions were raised throughout the various presentations. The issues covered were identified
in the aforementioned discussion. No opposition to the proposed development was expressed.
Following the presentations, a brief presentation regarding a single family rezoning took place
followed by a proposal by a member the QRA and other business of the QRA. Laurie Moore
then closed the meeting and indicated he would write a letter to the City concerning the review
of the Salter Street development by the QRA. That letter of support is included in Appendix D.
4.
Follow up Contacts
No follow up calls were received in response to the notices which contained a telephone number
contact, or following the November 8 Open House and meeting with the Queensborough
Residents’ Association.
5.
Summary
Notices were hand delivered distributed to 65 residents and businesses including all within a 100
metre radius from the proposed development. Nearly two thirds were present when the notices
were delivered. Two residents on Sparkes Crescent indicated concerns about the land uses or
density.

Attachment 6
Letter from the
Queensborough
Residents Association

Tuesday 8 November 2016
To:

Mayor Jonathan Cote and Members of Council
City of New Westminster
Jim Hurst, Development Planner
Bernard Decosse, Architect
Graham Farstad, The Arlington Group

RE: Application for rezoning 1102,1110,1116,1122 Salter Street to a 78 Unit Residential
Development
On Tuesday November 8, 2016, the Queensborough Residents Association heard a presentation
from Bernard Decosse, Architect and Graham Farstad of the Arlington Group regarding 4
different zoning requirements for the above mentioned properties to allow a 76 unit Residential
Development consisting of single family, row house, duplex and town homes.
There are no objections to the Arlington Group moving forward with this development.
Sincerely,
Laurie David Moore
President Queensborough Residents Association
Email: qbresidents@yahoo.ca

Attachment 7
Advisory Planning
Commision

4.3

1102, 1110, 1116, and 1122 Salter Street

OCP00015, REZ00128

Jim Hurst, Development Planner, summarized the report dated January 17, 2017
regarding a proposed Official Community Plan Amendment and Rezoning from
Queensborough Residential Dwelling Districts (RQ-1) to a Mixed Residential
Zone in order to allow a the development of a 78 unit residential development,
which would also provide a 0.42 acre (0.17 hectare) dedication to the City for an
extension of the Queensborough Perimeter Trail.
In response to questions from the Commission, Mr. Hurst provided the following
information:
 This zoning is being considered as Council has expressed an interest in
providing a variety of ownership options and forms for ground oriented
homes;
 A Designated Compact Lot zoning has been considered in order to be filled
to support the dyke;
 None of the units would be permitted to maintain a secondary suite;
 The Ministry of Fisheries would not provide any approval to create any
permanent structures along the river fronts;
 The City’s traffic engineers have not indicated that traffic along South
Dyke Road is busy enough to require a separated bicycle lane. A standard
painted bicycle lane would be implemented;
 Traffic calming measures along South Dyke Road could improve the route
for bicyclists and pedestrians;
 The greenspace located at the end of the right of way would be built by the
developer and maintained by the City;
 There are parking requirements for the townhomes; there are no parking
requirements for the row homes, duplexes and compact homes, as they are
considered single family dwellings; and,
 There is street parking available around the perimeter of the site.
Bernard Decosse, Bernard Decosse Architect, provided a PowerPoint presentation
summarizing details of the project as outlined in the report dated January 17, 2017.
The Commission expressed support for the proposal, noting that it is well designed
and provides appropriate variety and densification. In addition, the Commission
provided the following suggestions:
 Access could be provided from the interior of the site to South Dyke Road;
 A drive way apron could be implemented; and,
 Duplexes could be implemented along the west side of the site.

MOVED and SECONDED
THAT the applications for the Official Community Plan Amendment and Rezoning
for 1102, 1110, 1116, and 1122 Salter Street be supported.
CARRIED.
All members of the Commission present voted in favour of the motion.

Attachment 8
Draft of Zoning
Amendment Bylaw
7917, 2017

THE CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 7917, 2017
A Bylaw to Amend Zoning Bylaw No. 6680, 2001
_________________________________________________________________
WHEREAS the Council has adopted a zoning bylaw under Part 26 of the Local
Government Act, and wishes to amend the bylaw; and
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 No.
7917, 2017."
2. Zoning Bylaw No. 6680, 2001 is amended by:
(a) adding as section 1071 the regulations attached to this Bylaw as
Schedule 1;
(b) changing to the Comprehensive Development Districts (1102 Salter
Street) (CD-71) the zoning designation of the lands shown as Block A
and Block B outlined on the Plan to Accompany City of New
Westminster Bylaw No. 7917, 2017 attached to this Bylaw as Schedule 2;
(c) changing to the Queensborough Townhouse Districts (RT-3A) the zoning
designation of the land shown as Block C outlined on the Plan to
Accompany City of New Westminster Bylaw No. 7917, 2017 attached to
this Bylaw as Schedule 2;
(d) changing to the Row House Districts (RT-2E) the zoning designation of
the land shown as Block D outlined on the Plan to Accompany City of
New Westminster Bylaw No. 7917, 2017 attached to this Bylaw as
Schedule 2;
(e) changing to the Single Detached Dwelling District (Compact Lots) (RT2D) the zoning designation of the land shown as Block E outlined on the
Plan to Accompany City of New Westminster Bylaw No. 7917, 2017
attached to this Bylaw as Schedule 2;
(f) changing to the Parks District (P-10) the zoning designation of the land
shown as Block F outlined on the Plan to Accompany City of New
Westminster Bylaw No. 7917, 2017 attached to this Bylaw as Schedule 2;

GIVEN TWO READINGS this

day of

2017.

PUBLIC HEARING held this

day of

2017.

GIVEN THIRD READING this

day of

2017.
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ADOPTED and the Seal of the Corporation of the City of New Westminster
affixed this
day of
2017.
_________________________
MAYOR
_________________________
CORPORATE OFFICER

SCHEDULE 1
1071 Comprehensive Development Districts (1102 Salter Street) (CD – 71)
1071.1 The intent of this district is to allow two-family dwellings on compact lots in the
Queensborough neighbourhood.
Permitted Uses
1071.2 The following uses and no others shall be permitted in the (CD – 71) district:
1071.3 Single detached dwellings to (RQ-1) District standards
1071.4 Duplexes
1071.5 The keeping of not more than two boarders or lodgers or more than four foster or
eight child care children within a dwelling unit
1071.6 Home based businesses
1071.7 Public utilities
1071.8 Accessory buildings and uses provided that all accessory buildings and uses:
If detached accessory buildings,
a) shall not exceed one storey and
(i) in the case of a peaked roof no portion of the roof shall exceed 15 feet
(4.57 metres), or
(ii) in the case of a roof having a pitch of 4:12 or less , no part of the roof
shall exceed 12 feet (3.6 metres); in each case measured from the finished floor
of the detached accessory building
b) shall not be located in the required front yard;
c) shall not be located closer than twice the width of the required side yard from the
window of a habitable room on an adjoining site unless such window is above the roof
line of such accessory building;
d) shall not be located closer to a lane than 22 feet (6.71 metres), less the width of
such lane;
e) shall not be closer than 5 feet (1.52 metres) from side and rear site lines where such
accessory building or use is a swimming pool or an enclosure of a swimming pool;
f) shall be located not closer than a distance of 15 feet (4.57 metres) from the corner of
the site at an intersection of a street and lane;
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g) shall be located not closer than 4.5 feet (1.37 metres) from any rear or side site line
bounded by a street;
h) shall not cover more than ten percent (10%) of the site area;
i) shall not be dormered; and
j) shall be limited to one toilet fixture and one sink fixture and no other plumbing
fixtures.
If attached accessory buildings,
a) that are accessory greenhouses, parking structures, swimming pool covers, decks,
porches, or balconies shall be deemed to be accessory buildings;
b) shall not exceed one storey nor a height of 15 feet (4.57 metres) measured from the
finished floor of such accessory building;
c) shall not be located in the required front yard;
d) shall not be located closer than twice the width of the required side yard from the
window of a habitable room on an adjoining site, unless such window is above the roof
line of the accessory building;
e) shall be located not closer than a distance of 15 feet (4.57 metres) from the corner of
the site at an intersection of a street and lane;
f) shall be located not closer than 4.5 feet (1.37 metres) from any rear or side site line
bounded by a street;
g) shall not cover more than ten percent (10%) of the site area.
Height
1071.9 The height of the principal building shall not exceed 31.0 feet (9.45 metres).
Yard Requirements
1071.10 Yards shall be provided of not less than:
Property Line

Requirement

Front
Rear
Interior Side
Exterior Side

13 feet (3.96 metres)
5 feet (1.52 metres)
8 feet (2.43 metres)
16 feet (4.88 metres)

Site Coverage
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1071.11 All principal buildings, in total, shall not cover more than fifty percent (50%) of
the site area.
Floor Space
1071.12 Despite Section 120.80, for the purpose of this Schedule, floor space shall
mean the horizontal cross-sectional area of the principal building to the outside of the
outer walls of the building at each storey and determining the total of all such areas,
excluding any flood control area which consists of areas located at grade that are used
solely for the purpose of the parking of automobiles and the provision of access to the
residential unit.
1071.13 The maximum floor space permitted for any duplex dwelling shall not exceed
3,480 square feet (323.3 square metres).
Site Area and Site Frontage
1071.14 The minimum lot size for any interior lot shall be not less than 3,600 square feet
(342.01 square metres) with a frontage of not less than ten percent (10%) of its
perimeter.
1071.15 The minimum lot size for any corner lot shall be not less than 3,800 square feet
(353.03 square metres) with a frontage of not less than ten percent (10%) of its
perimeter.
Off-Street Parking
1071.16 Off-Street parking shall be provided in accordance with the provisions of
Section 150 of this Bylaw

.

SCHEDULE 2

Attachment 9
DRAFT OFFICAL
COMMUNITY PLAN
AMENDMENT BYLAW
7916, 2017

CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 7916, 2017
A Bylaw to Amend Official Community Plan Designation Bylaw No. 7435, 2011
________________________________________________________________________________
WHEREAS the Local Government Act empowers a local government to adopt an Official
Community Plan;
AND WHEREAS the Corporation of the City of New Westminster has adopted “Official
Community Plan Designation Bylaw No. 7435, 2011”;
AND WHEREAS the Council has specifically considered whether consultation is required with:
(a) Qayqayt First Nation;
(b) Ministry of Transportation and Infrastructure;
(c) Ministry of Environment;
(d) Federal Department of Fisheries and Oceans;
(e) Port Metro Vancouver; and
(f) the Board of Education of School District 40;
(g) any other persons, organizations and authorities it considers will be affected’
and whether such consultation, if required, should be early or ongoing;
AND WHEREAS the Council has considered the amendment, between first and second reading of
the bylaw, in conjunction with:
(a)

the City’s Capital Expenditure Program (as contained in the “Five Year Financial
Plan Bylaw No. 7906, 2017”), and

(b)

the Solid Waste Management Plan 1995 and the 2002 Liquid Waste Management
Plan of the Greater Vancouver Regional District;

AND WHEREAS the Council has consulted with the Board of Trustees of School District No. 40
and has sought its input as to the matters set out in section 881(2) of the Local Government Act in
respect of the amendment;
AND WHEREAS the Council has held a Public Hearing on the amendment;
(a) AND WHEREAS the City wishes to amend the Official Community Plan designated in
Bylaw No. 7435, 2011 by changing the land use designation for that property shown as
Document #: 1019935
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Block A outlined on the Plan to Accompany City of New Westminster Bylaw No. 7916,
2017 attached to this Bylaw as Schedule 1, from (RLC) Residential – Compact Lot to
Residential – Medium Density (RM) ;
NOW THEREFORE the Council of the Corporation of the City of New Westminster in open
meeting assembled hereby enacts as follows:
1.

This Bylaw may be cited as “Official Community Plan (Land Use Designation Amendment)
Bylaw No. 7916, 2017”.

2.

The Official Community Plan designation in Bylaw No. 7435, 2011 is amended by altering
the land use designation for that property shown as Block A outlined on the Plan to
Accompany City of New Westminster Bylaw No. 7916, 2017 attached to this Bylaw as
Schedule 1, from (RLC) Residential – Compact Lot to Residential – Medium Density (RM)
and by amending all associated maps to reflect such alteration.

READ A FIRST TIME on an affirmative vote of a majority of all members of Council this
______________ day of ______________, 2017.
READ A SECOND TIME on an affirmative vote of a majority of all members of Council this
______________ day of _____________, 2017.
PUBLIC HEARING held this _________________day of_________________, 2017
READ A THIRD TIME on an affirmative vote of a majority of all members of Council this
______________ day of ________________, 2017.
ADOPTED on an affirmative vote of a majority of all members of Council this ________ day of
______________, 2017.

Mayor

City Clerk

Bylaw No. 7916, 2017
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Attachment 10
Engineering
Requirements

Memorandum
To:

Jim Hurst
Development Planner

Date: November 22, 2016

From:

Hardeep Maghera
Engineering Technologist

File:

PRJ-007010

Subject: Off-Site Works and Services Requirements for 1102, 1110, 1116 and 1122
Salter Street – REZ00128/ OCP00015
The Engineering Department has reviewed the plans prepared by Bernard Decosse
Architect Inc. for the OCP Amendment and Rezoning application for the development at
1102, 1110, 1116 and 1120 Salter Street. In order for the Engineering Department to
support the proposed OCP Amendment and Rezoning the developer will need to enter
into a Works and Services Agreement and a “No Build Covenant” so that the lands
cannot be subdivided, built upon or occupied until the conditions listed in this memo are
met for each phase of the development to the satisfaction of the Director of Engineering.
The developer shall provide a development phasing plan and utility phasing plan that is
consistent with the works and services requirements within this memorandum. The
phasing plans shall also be developed to address the Transportation review and
AECOM utility report.
The City understands that the Developer will be dedicating the newly created foreshore
lots to the City for Park use through the subdivision process.
The property is located within a designated floodplain area and no areas suitable for
habitation may be constructed with the bottom of a floor system or top of concrete pad
elevation lower than 3.53 meters Geodetic Survey of Canada Datum the “Flood
Construction Level” (FCL).
We require a report from a qualified professional geotechnical engineer certifying that
the site can safely meet the Flood Construction Level requirements. Prior to building
permit approval the development must be certified by the geotechnical engineer that it
can be safely used for the intended residential use. There may be additional
requirements identified at the time of building permit application and the developer
should discuss any plans for new construction with the Building Department.
Geotechnical consideration should be given to the constructability and phasing of the
development with respect to the proposed servicing. A geotechnical engineer’s report
will be required to identify and address off-site preparation requirements for the
1

satisfactory performance of all roads sidewalks, underground utilities and other off-site
servicing improvements. At the completion of the site preparation the geotechnical
engineer will be required to certify the off-site works and services can be built within the
tolerances outlined in the Master Municipal Specifications, the Subdivision and
Development Control Bylaw and engineering best practices for the designated design
life of the infrastructure.
Under the Subdivision and Development Control Bylaw No. 7142, 2007 the proponent
for the subject development will be required to enter into a Works and Services
Agreement with the City addressing the following off-site servicing requirements prior to
issuance of building permit for each phase of development:
1. The preparation of detailed design drawings by a qualified Professional Engineer for
the off-site works and services will need to be prepared to the satisfaction of the City
and accordance with the following:
i.
ii.
iii.

City of New Westminster Engineering Design Criteria
Master Municipal Construction Documents (MMCD)
City of New Westminster Supplementary Specifications and Detail Drawings.

The off-site works shall include but are not necessarily limited to:
a) ROADWORKS
Re-construction of all road frontages including new pavement structure, sidewalk,
trees, landscaping (complete with irrigation), street lighting, curb and gutter as
outlined below.
i.

Driveway Access
No driveway accesses are permitted off of Salter Street, Jardine Street, and
South Dyke Road. The proposed driveway accesses off of the new lanes and
roads are acceptable. Exact locations will be determined through the detailed
design.

ii.

Corner Truncations
For transportation purposes provide corner truncations at the following locations:





Southwest corner of the Salter Street and Jardine Street intersection.
Northwest corner of the South Dyke Road and Jardine Street intersection.
Both corners of the Road A and Jardine Street intersection.
Both corners of the intersections where the lanes meet Jardine Street.
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iii.

Salter Street
Construction of Salter Street road frontage to a collector road standard based on
Benkelman Beam testing complete with new pavement structure, curb and
gutter, sidewalk, trees, landscaping (including irrigation), street lighting,
underground electrical and telecommunication servicing. The Salter Street
cross section shall include (measured from the centre of the right of way) as a
minimum:






iv.

3.3m travel lane.
2.4m parking lane.
2.0m boulevard complete with street lighting, trees and irrigation.
1.5m sidewalk clear of obstructions.
If the existing pavement structure is proven suitable the minimum
requirement shall be a full depth mill and pave.

Jardine Street
Re-construction of Jardine Street road frontage to a local road standard based on
Benkelman Beam testing complete with new pavement structure, curb and
gutter, sidewalk, trees, landscaping (including irrigation), street lighting,
underground electrical and telecommunication servicing. Jardine Street shall
be built to the full design road width based on a minimum:











v.

3.0m travel lane (both sides).
2.2m parking lane (both sides).
2.0m boulevard complete with street lighting, trees and irrigation on the
development frontage.
1.5m sidewalk clear of obstructions on the development frontage.
Letdowns for the lane tie-ins.
Fill in existing ditch and grade from new curb line to property line on east
side of Jardine Street.
Removal of existing culvert crossings and installing new driveway
letdowns for the existing crossing on the east side of Jardine Street.
If the existing pavement structure is proven suitable the minimum
requirement shall be a full depth mill and pave.

South Dyke Road
Re-construction of South Dyke Road frontage to a local road standard based on
Benkelman Beam testing complete with new sidewalk, trees, landscaping
(including irrigation), street lighting, curb and gutter. If the pavement structure is
proven suitable the minimum requirement shall be a full depth mill and pave for
the full width. The South Dyke Road cross section shall include as a minimum:
3









vi.

3.0m travel lane
2.2m parking lane
2.0m boulevard complete with street lighting, trees and irrigation
1.5m sidewalk clear of obstructions on the development side.
Traffic calming measures such as raised intersection, raised crosswalk,
curb extension, speed hump, etc. should be explored and appropriate
measures should be constructed as a part of traffic calming features along
South Dyke Road.
Construction of Queensborough Perimeter Trail along the site water
frontage to the City’s preferred standard in accordance with Figure 1.0 in
the City of New Westminster’s Queensborough Perimeter Trail Master
Plan.
If the existing pavement structure is proven suitable the minimum
requirement shall be a full depth mill and pave.

Road A
Construction of Road A to a 16.5m local road standard complete with new
sidewalk, trees, landscaping (including irrigation), street lighting, curb and gutter.
Road A shall be built to the full design road width based on a minimum:






vii.

3.0m travel lane (both sides).
2.2m parking lane.
2.0m boulevard complete with street lighting, trees and irrigation (both
sides)
1.5m sidewalk clear of obstructions (both sides).

Lanes
Construction of 6.0m lanes as shown on the proposed plans complete with new
pavement, turn around facilities, roll over curb and gutter and drainage for storm
water runoff collection of the lanes. Lane running through the townhouse portion
of the development to remain privately owned and publicly accessible through a
statutory right of way.

viii.

Open Area – Road A
Design and construct open space at the end of Road A to the satisfaction of the
City Parks and Recreation Department at the developer’s cost. For further
details please contact the Parks and Open Space Planner, Erika Mashig at
(604)527- 4530.
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ix.

Boulevard Trees
The boulevards shall be prepared for street trees complete with an 800mm deep
“blended” growing medium for the full width of the boulevard, complete with
drainage and irrigation. Parks Department will supply and install street trees
at the developer’s cost. Boulevard landscaping and irrigation shall be provided in
suitable locations to the satisfaction of the Parks Department. For further
information please contact Claude Ledoux, Parks Horticultural Manager at
(604)527-4627.

x.

Streetlighting
All roadways, parking facilities and pedestrian walkways that are to be
constructed to be illuminated for safety and to produce accurate and comfortable
night time visibility and minimize energy used by using energy efficient lighting
such as LED. Design of roadway lighting shall accord to the City of New
Westminster Design Criteria Section 6 and the MMCD (Platinum Edition) Design
Guidelines Section 6.0 Roadway Lighting (for LED).

b) UNDERGROUND UTILITY SERVICING
i.

Water Servicing
Upgrade existing main on Jardine Street to a 200mm diameter from South Dyke
Road to Salter Street.
Construction of adequately sized water mains to service the development for the
fire and domestic demands complete with single service connections for each
unit and lot complete with Brookes Boxes and meter setters at property line.
Size and location to be determined by the developer’s consulting engineer and
approved by the City. All watermains shall be looped for water quality and
redundancy purposes (AECOM utility report).

ii.

Sanitary Servicing
Construction of a new forcemain for diverting SA13. This forcemain will go from
SA13 along Salter Street to the new forcemain on Jardine Street.
Construction of adequately sanitary sewer mains to service the development
complete with a single service connection for each unit and lot with an
inspection chamber at property line. Size and location are to be determined by
the developers engineer and approved by the City.
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Storm Servicing

iii.

Construction of a single storm main along Jardine Street frontage from South
Dyke Road to Salter Street to replace the existing ditches on the east side of
Jardine Street. Existing storm connections to be reconnected to new main.
Construction of adequately storm sewer mains to service the development
complete with single service connections for each unit and lot complete with
an 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 will be required to limit post development flows to predevelopment flows.
Electrical, Telephone and Cable Vision

iv.

All costs associated with the design and replacement of the existing overhead
electrical, telephone and cable vision utilities with an underground system along
the development frontages. For further information please contact Arne Hannula
in the City Electrical Operations Department at (604) 527-4531.
c) WORKS AND SERVICES AGREEMENT
i.

The developer is required to enter into a Works and Services Agreement with
the City. The current cost for preparation of the Agreement is $1,656.00 plus
GST and an administration fee based on 4% of the estimated construction
cost of the off-site services.

ii.

Developer to provide Construction, Traffic Management Plan and Sediment
Erosion Control Plans prepared by a qualified Professional Engineer to the
satisfaction of the Director of Engineering prior to the issuance of any Building
Permit(s).

iii.

Execution and registration of any necessary easements or right of ways over
the lands.

iv.

The developer shall employ and retain a Professional Engineer to prepare
and seal 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 & 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.

v.

The developer will be required to post a security deposit for 120% of the
estimated construction cost of the off-site works in the form of an Irrevocable
Letter of Credit or cash deposit. The security deposit will be reduced once the
6

off-site works are 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 will be held for a two year maintenance period.
vi.

Under the Works and Services Agreement the developer will be required to
sign Work Orders and pay deposits towards the following works:
a)
b)
c)
d)

Watermain tie-in(s) and cap-off(s) to be done by the City.
Storm and Sanitary connections and cap-off(s) to be done by the City.
Emergency work and signage deposit ($5,000.00).
Water meter (size to be determined by the Developer’s mechanical
consultant).
e) Installation of underground electrical and telephone dip servicing for the
proposed development acceptable to the City.
Should you require any further detail or have any questions or concerns regarding this
memo please do not hesitate to contact me.
Thank you,

Hardeep S. Maghera, A.Sc.T
cc

J. Lowrie, Director of Engineering
E. Wat, Manager of Infrastructure Planning
C. Dobrescu, Utilities and Special Projects Engineer
F. Jin, Transportation Technologist
J. Teed, A/ Director, Development Services
C. Ledoux, Parks and Horticulture Manager
E. Mashig, Parks and Open Space Planner
J. Drabyk, Permit Coordinator
A. Hannula, Electrical Distribution Planning Supervisor
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

4/10/2017

From:

Jackie Teed
Acting Director of Development
Services

File:

DPT00024

Item #:

22/2017

Subject:

302 Twelfth Street (Key West Ford): Development Permit Application Preliminary Report

RECOMMENDATION
THAT the Land Use and Planning Committee recommend that staff process this
application as outlined in this report.

1. PROPOSAL
This applicant proposes to add to the existing building and has made a Development Permit
application.
2. POLICY AND REGULATIONS
2.1 Official Community Plan Land Use Designation
The site is designated (RLT) – Residential – Lower Twelfth Street in the Official
Community Plan. The Plan describes this designation as:
(RLT) Residential – Lower Twelfth Street: this area will contain low and medium
density multifamily residential units such as townhouses, stacked townhouses, low rise
and high rise buildings. Depending on the provision of public amenities, a density bonus
may be provided in order to reach the upper limits of density in this area. This area will
also contain community amenities such as churches, child care, or community space.
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Small scale local commercial uses such as home based businesses or live/work studios
may be permitted.
2.2

Lower Twelfth Street Area Plan

The Lower Twelfth Street Area Plan identifies this site as part of the Key West character
area. That area is identified to allow a base density Floor Space Ratio of 1.5 with a maximum
Floor Space Ratio of 2.5. The proposed development satisfies the density identified by the
Official Community Plan and the Lower Twelfth Street Neighbourhood Plan.
2.2

Official Community Plan Development Permit Area Designation

The site is designated as part of Comprehensive Development Permit Area #1 – Lower
Twelfth Street. The purpose of this Development Permit Area is:
The Lower Twelfth Street area, identified as Development Permit Area #1 is designated
for a combination of service commercial and residential uses. The Lower Twelfth Street
Development Permit Area is intended to encourage a mix of land uses. The existing
industrial and service commercial land uses will be encouraged and will be compatible
with proposed residential and commercial land uses also intended for the area. This
Development Permit Area provides objectives and guidelines for the form and character
of service commercial and residential development.
2.3

Zoning Bylaw

The site is zoned Light Industrial Districts (M-1). The sale and repair of new and used
automobiles is an allowed use in the zone. The proposed addition conforms to the use and
density permitted in the Light Industrial Districts (M-1) zone.
3. BACKGROUND
3.1 Site Characteristics and Context
The site is currently surrounded on all sides by commercial and industrial development. To
the north, west and south are car dealerships and auto repair businesses. To the east is the
Gas Works site. The Lower Twelfth Street Area Plan vision for the area is a medium density
mixed use community with Twelfth Street as the spine of the neighbourhood.
3.2 Project Description
The applicant proposes to expand their business by adding 7,558 square feet (702.2 square
metres) of office space to the existing 27,437 square foot (2,549 square metre) building.
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Project Statistics
Site Area:
Zoning:
FSR:
Site coverage:
Height:

87,166 square feet (8,098 square metres)
Light Industrial Districts (M-1)
0.31
30.5 %
42 feet (12.8 meters)

4. PROCESS
The next steps in the application review process are;
1.
2.
3.
4.
5.

LUPC recommendation to initiate the processing of this application.
Application is reviewed by all City Departments.
The project is considered by the New Westminster Design Panel.
The applicant will provide information to the Brow of the Hill Residents’ Associati on.
Council consideration of the issuance of the Development Permit.

5. OPTIONS
There are two options for the Land Use and Planning Committee’s consideration; they are:
1.

That the Land Use and Planning Committee recommend that staff process this
rezoning application as outlined in this report.

2.

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

Staff recommends Option 1.

ATTACHMENTS
Attachment 1: Location Map
Attachment 2: Project Plans

This report has been prepared by:
Jim Hurst, Planner
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This report was reviewed by:
John Stark, Acting Manager of Planning

For:
Jackie Teed
Acting Director of Development
Services
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Attachment 1
Location Map
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