REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
Notice is hereby given of the following Land Use and Planning Committee:
April 18, 2016 at 12:00 p.m.
Committee Room 2, City Hall

AGENDA
Call to order.
ADDITIONS / DELETIONS TO THE AGENDA
MOTION to amend the Land Use and Planning Committee agenda.
ADOPTION OF MINUTES
1.

Motion to adopt the minutes of the Land Use and Planning Committee
meetings held:
a. March 7, 2016
b. April 4, 2016

PRESENTATIONS
2.

No Items.

UNFINISHED BUSINESS
3.

No Items.

REPORTS FOR ACTION
4.

129 Tenth Street: Proposed Rezoning to Allow an Eight Unit Townhouse
Development - Bylaw for First and Second Readings - Jim Hurst

5.

602 Ewen Avenue (Spangol’s Townhouse): Bylaw for First and Second
Readings- Jim Hurst
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6.

228 and 232 Sixth Street (La Rustica): Rezoning and Development Permit
Application - Update– Rupinder Basi

DIRECTOR’S / MANAGER’S REPORT (Oral Report)
7.

No Items.

NEW BUSINESS
8.

No Items.

CORRESPONDENCE
9.

No Items

ADJOURNMENT

April 18, 2016
Doc #856043

Land Use and Planning Co mmittee Agenda

Page 2

1a

1b
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

4/18/2016

From:

Beverly Grieve
Director of Development Services

File:

REZ00085 and
DPB00019
29/2016

Item #:
Subject:

129 Tenth Street: Proposed Rezoning to Allow an Eight Unit Townhouse
Development - Bylaw for First and Second Readings

RECOMMENDATION
THAT the Land Use and Planning Committee recommend that Council consider
Zoning Amendment Bylaw 7839, 2016 for First and Second Reading and forward the
bylaw to a Public Hearing on May 30, 2016.

EXECUTIVE SUMMARY
The applicant proposes to rezone the site from Single Detached Residential Dwelling
Districts (RS – 2) to Multiple Dwelling Districts (Low Rise) (RM-2A) and obtain a
Development Permit in order to construct an eight unit townhouse development. The
development proposed in this application satisfies the Official Community Plan land use
designation of (RBH) Residential – Brow of the Hill by providing a low density family
oriented townhouse development. The application has been supported by the New
Westminster Design Panel, the Advisory Planning Commission and the Brow of the Hill
Residents’ Association.
1. PROPOSAL
The applicant proposes to rezone the site and obtain a Development Permit for an eight unit
townhouse development.

City of New Westminster

April 18, 2016

2

2. POLICY AND REGULATIONS
2.1 OCP Land Use Designation:
The OCP land use designation for the subject site is (RBH) Residential - Brow of the
Hill.The Plan describes these designations as:
(RBH) Residential - Brow of the Hill: this area will contain low density residential uses
including single detached houses, houses with a secondary suite, duplexes, churches, and
may contain small scale local commercial uses such as home based businesses and corner
stores. Carriage houses, detached townhouses, small lot houses, townhouses or row
houses will be considered for existing vacant sites and sites which contain a structurally
unsound or economically unfeasible single detached dwelling. Depending on the
provision of public amenities, a density bonus may be provided in order to increase
density in this area. Medium density residential land uses, such as row houses and stacked
townhouses, which would result in the loss of single detached sites, will be considered in
compliance with the Brow of the Hill Action Plan.
2.2 Zoning Bylaw:
The site is zoned Single Detached Residential Dwelling Districts (RS – 2). On the 9,504
square foot (883 square metre) lot this zoning would permit a 4,752 square foot (441.5
square metre) single detached house with a secondary suite.
2.3 Development Permit Areas:
This site is designated as part of the Brow of the Hill Development Permit Area.
Development Permit Area: The Brow of the Hill
The Brow of the Hill Action Plan and the Official Community Plan designate the Brow of the
Hill area as Development Permit Area #1 (please refer to the Brow of the Hill Development
permit Area map on the page over for the boundaries). The Brow of the Hill Multi-family
area is designated to provide a framework for multi-family residential development
excluding single detached homes where encouraged to be retained. This area establishes
objectives and guidelines for the form and character of multi-family residential development
while providing an opportunity to create affordable housing.
Brow of the Hill Development Policy
On page 25 the Brow of the Hill Action Plan States:
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Goal: Any new multi-family projects will revitalize the area and enhance the
community’s vision for the Brow of the Hill.
Recommendations:
Short Term
The City will not encourage proposals for multi-family projects which would result in
the loss of single detached sites unless the following conditions are met:
• The proposal is surrounded partially or wholly by multi-family developments;
and,
• The proposal is located on a busy street (i.e. carrying greater than 3,000
vehicles per weekday) and is located on or close to the “edge” streets of the
neighbourhood (e.g. Sixth Avenue, Queen’s Avenue, Eighth Street or Twelfth
Street); and,
• The building design is high quality and emphasizes the area’s traditional
character in its landscaping, materials and building design (e.g. Cobblestone
Walk on Tenth Street); and,
• The provision of features that encourage the project residents to interact with
each other and with other members of the area (e.g. garden plots, common
kitchen and meeting space for residents, child care, outdoor seating with a
view, public art).
When considering proposals for multi-family projects, the City will take into account
any existing building(s) on the site which are structurally unsound or are not
economically feasible to operate. While it is recognized that some buildings will
eventually reach the end of their usefulness, the City does not support poor property
management that allows or hastens a building’s decline.
3. BACKGROUND
3.1 Site Characteristics and Context:
The site has been vacant since 1989.
To the south of the site is the Royal Vista apartment building which is a 19 storey building
with 108 units constructed in 1990. The site is zoned Multiple Dwelling Districts (High Rise)
(RM-4). The site has a floor space ratio of 3.8 and a density of 127 units per acre (51.42 units
per hectare). To the south of the Royal Vista is the Landgro Apartment, a 3 storey apartment
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building constructed in 1982 with 29 units. It is zoned Multiple Dwelling Districts (Low
Rise) (RM-2). It has a Floor Space Ratio of 1.4 and a density of 59 units per acre (23.9 units
per hectare).
To the east are the 3.2 acre Simcoe Park site and the adjacent 3.3 acre Fraser River Middle
School site.
To the north are four properties. These properties are summarized in the following table:
Address
135 Tenth Street

Site Area
4,095 square feet
(380.4 square metres)
137 Tenth Street
5,758 square feet
(534.9 square metres)
124 McInnes Street 3,018 square feet
(280.4 square metres)
912 Queens
4,244 square feet
Avenue
(394.3 square metres)

Land Use
1896 house with 1
residential unit
1944 store and 1
residential unit
1897 house with 2
residential units
1958 apartment building
with 4 residential units

Zoning
RS-2
RS-3
RS-2
RS-2

To the west across Tenth Street are three properties. At 134/136 Tenth Street is the Queens
Court Housing Cooperative constructed in 1986 with 31 housing units. That site is zoned
Multiple Dwelling Districts (Low Rise) (RM-2). It has a floor space ratio of 1.07 and a
density of 39 units per acre (15.8 units per hectare). At 126 Tenth Street is the 8,686 square
foot (807 square metre) parking lot for Kingdom Hall of the Jehovah’s Witnesses at 120
Tenth Street. Both 120 and 126 Tenth Street are zoned Single Detached Dwelling Districts
(RS-1).
3.2 Site Constraints:
The subject property has two frontages, Tenth Street and McInnes Street. The property is
rectangular and has a cross slope of 15 feet (4.57 metres) from the north east to the south
west corners of the site. The design of the proposed project would benefit from taking
vehicular access from Tenth Street; however due to the slope of Tenth Street and the
function of Tenth Street as a collector street access the parking garage for vehicles has been
allowed from McInnes Street.
3.3 Project Description:
The applicant proposes to construct an eight unit townhouse development at 129 Tenth
Street. The project has a density of 36.7 units per acre (14.85 units per hectare) and the floor
space ratio of 1.15. The project provides 12 parking spaces for residents and 2 parking
spaces for visitors. The access to the project is from the McInnes Street. As part of this
application the applicant has offered to provide an amenity contribution of $12,000.
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3.4 Project Statistics:
Site Area:
Proposed
Zoning:
FSR
Height

9,504 square feet (883 square metres)
Multiple Dwelling Districts (Low Rise)
(RM-2A)
1.15
31.67 feet (9.65 metres)

The project would require variances for the location of the two buildings. The variances
proposed are:
Variance

Bylaw

Proposed

Required

Front Yard - McInnes
Rear Yard - 10th St.
Side Yard - North
Side Yard - South
Between Buildings
Site Coverage

431.13
431.14
431.15
431.15
431.16
431.17

10 feet (3.05 metres)
12.75 feet (3.89 metres)
10 feet (3.05 metres)
10 feet (3.05 metres)
20.33 feet (6.2 metres)
42.1%

25.0 feet (7.62 metres)
25.0 feet (7.62 metres)
17.5 feet (5.33 metres)
17.5 feet (5.33 metres)
34 feet (10.36 metres)
40%

4. DISCUSSION
4.1 Conformance With City Policy:
The development proposed in this application satisfies the Official Community Plan land use
designation of (RBH) Residential - Brow of the Hill by providing a townhouse development
on a vacant site.
The development proposed in this application also satisfies the Brow of the Hill short term
development policy in that:





The site is located on Tenth Street which carries a high volume of traffic.
The site is near the edge of the neighbourhood.
The site is partially surrounded by multi-family developments.
The family oriented project has yard and garden areas on all sides to provide
opportunities for residents to interact with each other and other local residents.

4.2 Proposed Variances:
The variances for the siting of the building are mainly the result of trying to construct two
separate buildings in a zone that anticipates one building. If the separation between the two
buildings in this application was eliminated then the front and rear setback and the s eparation
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between buildings variances would almost be eliminated. By separating the buildings all
units have windows on two sides of the dwelling. If the two buildings were pushed together
then the four end units would have windows on two walls but the interior units would only
be able to have windows on the one exterior wall. The windows on two walls allow for
bright units with good air circulation.
5. PROCESS
The application was first reviewed by Council on April 29, 2013.
The project was considered and supported by the Advisory Planning Commission at their
meeting on August 18, 2015.
The project was considered by the New Westminster Design Panel at their June 24, 2015
meeting. The design of the project and the variances required by the project were cons idered
and supported by the Panel.
The applicant attended the January 2016 meeting of the Brow of the Hill Residents’
Association and to discuss the project. Those in attendance at the meeting supported the
project.
6. ADOPTION REQUIREMENTS
There are no adoption requirements. Engineering requirements are attached to this report as
Appendix 6.
7. OPTIONS
There are two options for LUPC’s consideration; they are:
1.

That The Land Use and Planning Committee recommend that Council consider
Zoning Amendment Bylaw 7839, 2016 for First and Second Reading and forward the
bylaw to a Public Hearing on May 30, 2016.

2.

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

Staff recommends Option 1.
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This report has been prepared by:
Jim Hurst, Planner
This report was reviewed by:
Jackie Teed, Manager of Planning

Beverly Grieve
Director of Development Services
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Attachment 1
Location Map

Attachment 2
Project Plans

Attachment 3
Excerpt from the Minutes of the August 18, 2015
Meeting of the Advisory Planning Commission

4.0

REZONING

4.1

129 Tenth Street

REZ00085
DPB00019

Jim Hurst, Development Planner, summarized the report dated August 18, 2015
regarding an application that has been received to rezone the property at 129 Tenth
Street from Single Detached Dwelling District (RS-2) to Multiple Dwelling Districts
(Low Rise) (RM-2A) in order to order to allow an eight unit townhouse development.
Jordan Kutev and Vikram Tiku, Jordan Kutev Architect, provided renderings
of the proposed development and summarized the site plan as outlined in the
report dated August 18, 2015.
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In response to questions from the Commission, Mr. Kutev and Mr. Tiku provided
the following information:





The application has been amended to provide additional space for private
patios, as opposed to a community garden, as suggested by the New
Westminster Design Panel;
The balconies on the third storey of the development would be
constructed with glass, which would allow residents to view the sidewalk
from their unit; and,
The following amendments have been applied to the proposal since the
June 16, 2015 Advisory Planning Commission meeting:
o Upgraded vehicular access off 10th Street;
o Increased privacy and amendments to the design of the common
courtyard space; and,
o Additional landscaping elements to provide additional continuity
and conceal the driveway.

In response to Stivan Inkal, Resident, Mr. Hurst noted that the City has a bylaw
that addresses construction noise and permits developers to only work certain
hours.
With respect to privacy between the new development and the adjacent property,
Mr. Tiku advised that there would be approximately a 55 foot setback between
the two buildings. Jackie Teed, Manager of Planning, noted that there are trees
located on site that could also provide for additional privacy between the two
buildings.
In response to questions from Andrew Kourwoski, Resident, Mr. Hurst advised
that the applicant is responsible for maintaining a clean construction site, and
that the City should be contacted if any waste is left on City land. Mr. Hurst also
noted that the adjacent high-rise building would not be negatively affected by
light during the construction phase.
Mr. Tiku advised that the 14 underground parking spaces provided by the
applicant fulfill the City's Parking Bylaw requirements.
John Hooker, Resident, expressed concerns regarding the development
exacerbating on-street parking issues along 10th Street.
In response to a question from Gloria Inkal, Resident, Mr Tiku noted that
construction could commence as early as summer 2016 if Council approves the
project.
Discussion ensued, and the Commission suggested the following:
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That the design of the development is attractive;
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That the project would support the population increase in New Westminster;
That the land use aspect of proposal is appropriate for the site and
neighbourhood;
That the project could benefit from the implementation of a green roof; and,
That the proposed eight units would not have a noticeable impact MOVED and
SECONDED on neighbourhood parking and traffic patterns.

THAT the application to rezone the property at 129 Tenth Street be supported.
CARRIED.
All members of the Commission present voted in favour of the motion.
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Attachment 4
Excerpt from the Minutes of the June 16, 2015
Meeting of the New Westminster Design Panel

4.0

DESIGN REVIEWS

4.1

129 Tenth Street

REZ00085
DPB00019

Jim Hurst, Development Planner, summarized the report dated June 23, 2015, regarding
rezoning and development permit applications that have been received to rezone the
property at 129 Tenth Street in order to order to allow an eight unit townhouse
development.
In response to questions from the Panel, Mr. Hurst advised that the City would consider
allowing the applicant to plant a trellis or vine along the boulevard to soften the
appearance of the concrete wall. Mr. Hurst noted that the City has requested that the
applicant retain as much of the heritage stone wall as possible.
Jordan Kutev and Vikram Tiku, Jordan Kutev Architect Inc., provided a PowerPoint
presentation regarding the project as outlined in the report dated June 23, 2015.
In response to questions from the Panel, Mr. Kutev and Mr. Tiku provided the following
information:





The vehicle access gate would be a swing gate;
Visitors must be provided access to the underground parking via interphone;
The stair access to the parkade would be an exit-only stair;
Visitors would be required to be buzzed in to be able to utilize the stair access to
the parkade.

Discussion ensued, and the Panel expressed support for the proposed setbacks, variances
and the situation of the building on the site. The Panel commended the applicant for the
reorganization of the units to provide additional private space. The Panel noted the
following additional suggestions:
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That the units be provided more of a townhouse feel with individual entrances
and private space;
That the stair access along Tenth Street does not appear inviting and does not
provide eyes on the street;
That a different material be utilized for the walkway to Unit 8;
That the concrete of the entrance be reduced, and a mesh material be utilized;
and,
That the second retaining wall be eliminated to allow for additional landscaping.

MOVED and SECONDED
THAT the Panel support the project subject to:
 Additional confirmation regarding the landscaping, including materials to be used,
the height of the retaining wall and adequate soil depth;
 Additional attention for guest way-finding; and,
 Consideration for modification of the 10th Street Entrance.
CARRIED.
David Roppel voted in opposition to the motion.
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Attachment 5
Draft of Zoning Amendment Bylaw 7839, 2016

CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 7839, 2016
A Bylaw to Amend Zoning Bylaw No. 6680, 2001
WHEREAS the Local Government Act authorizes a local government to zone areas of a
municipality and to make regulations pursuant to zoning.
NOW THEREFORE THE CITY COUNCIL of the Corporation of the City of New
Westminster in open meeting assembled ENACTS AS FOLLOWS:
1.

This Bylaw may be cited for all purposes as “Zoning Amendment Bylaw
No. 7839, 2016 .”

2.

Zoning Bylaw No. 6680, 2001 is hereby amended as follows:
That certain parcel of land situate within the City of New Westminster, British
Columbia and more particularly described as:
Parcel Identifier: 014-177-838
LOT 1, BLOCK 36, PLAN 81524
(municipally known as 129 Tenth Street)

and which is presently zoned Single Detached Dwelling Districts is hereby rezoned to
Multiple Dwelling Districts (Low Rise)(RM-2A) and the plan annexed as Schedule “A”
to Zoning Bylaw No. 6680, 2001 is hereby amended to reflect this rezoning.

GIVEN FIRST READING this

day of

2016.

GIVEN SECOND READING this

day of

2016.

PUBLIC HEARING held this

day of

2016.

GIVEN THIRD READING this

day of

2016.

ADOPTED and the Seal of the Corporation of the City of New Westminster affixed
this
day of
, 2016.

_________________________________
MAYOR
_________________________________
CITY CLERK

Attachment 6
Engineering Requirements

Engineering Department
The Developer will need to submit preliminary site servicing drawings prepared by a qualified
Professional Engineer for the proposed development in conjunction with the rezoning process
including the following information:






Storm and sanitary sewer demands for the proposed development based on the City’s
design criteria.1
Fire and domestic water flow demands for the proposed development based on the City’s
design criteria.1
Provision of a Stormwater Management Plan and Sediment Control Plan (required prior
to any on-site work commencing).

Upon receipt of the above information with payment of a flat fee in the amount of $5,096.00
(GST included) the City will model the storm, sanitary and water mains based on the site
demands in order to confirm if the existing sewer and water capacities are suitable for the
proposed development. The developer would be responsible for any servicing upgrades required.
1
The on-site storm drainage shall be designed using best management practices for storm water
control. The post development discharge rate shall not exceed the pre-development discharge
rate for a 100 year storm event and the design may require on-site storm water retention. 1
Under the Subdivision and Development Control Bylaw No. 7142, 2007 and amendments
thereto, the Developer for the above noted property is required to enter into a Works and
Services Agreement2 with the City and address the following off-site servicing requirements:
1. The preparation of detailed design drawings3 by a qualified Professional Engineer for the offsite works and services to the satisfaction of the City and in accordance with the following:





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

The off-site works shall include but are not necessarily limited to:
1.1. Provision of suitable davit style street lights designed to the “American National
Standard Practice for Roadway Lighting, IES RP-8-00” on both Tenth Street and
McInnes Street between the site and Queens Avenue.

1

Required prior to 1st and 2nd reading for rezoning.
Required prior to issuance – Building Permit.
3
Required prior to 3rd reading for rezoning.
2

1.2. Re-construction of the road frontage on Tenth Street including a new 1.8 meter wide
sidewalk, curb and gutter and pavement structure. The existing pavement structure
shall be assessed based on Benkleman Beam testing in accordance with the City’s
Design Criteria. If the pavement structure is proven suitable the minimum
requirement shall be a 35mm mill and overlay including any trench cuts.
1.3. Re-construction of the road frontage on McInnes Street including a new driveway
letdown, 1.5 meter wide sidewalk, curb and gutter and new pavement structure as
required. The existing pavement structure fronting the site shall be assessed based
on Benkleman Beam testing in accordance with the City’s Design Criteria. If the
pavement structure is proven suitable the minimum requirement shall be a 35mm
mill and overlay for the full width of the McInnes Street.
1.4. Suitable site lines should be provided for the driveway in order to minimize any
conflict between pedestrians and vehicles leaving the parkade.
1.5. Provision of an adequate single water service connection complete with a water
meter and reader for the proposed development. Size and location to be determined
by the Developer’s Consulting Engineer and approved by the City.
1.6. Provision of an adequate single storm sewer connection for the development
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.
Existing facilities which are undersized or inadequate to accept additional drainage
must be upgraded at the Developer’s expense to accommodate the appropriate flows.
1.7. Provision of an adequate single sanitary sewer connection for the development
complete with an inspection chamber at property line. Existing facilities which are
undersized or inadequate to accept additional drainage must be upgraded at the
Developer’s expense to accommodate the appropriate flows. Size and location are to
be determined by the developers engineer and approved by the City.
1.8. Provision for trees to be planted in the boulevard. This will require preparation of the
boulevards with a suitable growing medium, drainage and irrigation for the trees
fronting the property to the satisfaction of Parks Department. All trees are supplied
and installed by Parks at the developer’s cost.
1.9. All costs associated with the design and replacement of the existing overhead
electrical and telecommunication utilities with underground servicing connection for
the development. For further information please contact Arne Hannula in the City
Electrical Operations Department at (604) 527-4531.
1.10. Execution and registration of any necessary easements or right of ways required over
the lands.

2. The developer is required to enter into a Works and Services Agreement with the City. The
current cost for preparation of the Agreement is $1,620.00 plus an administration fee based
on 4% of the estimated construction cost of the off-site services.
3. 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;
4. The developer will be required to post a security deposit for 1.2 times 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 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.
5. Under the Works and Services Agreement the developer will be required to sign Work
Orders and pay deposits towards the following works:
1.1. Watermain tie-in(s) and cap-off(s) to be done by the City.
1.2. Storm and Sanitary connections and cap-off(s) to be done by the City.
1.3. Emergency work and signage ($5,000.00 deposit).
1.4. New water meter (meter size is to be determined by the Developer’s mechanical
consultant)
1.5. Installation of underground electrical and telephone servicing for the proposed
development acceptable to the City.
We recommend that the existing retaining wall on Tenth Street be reviewed by a structural
engineer to ensure that it is suitably constructed if it is to be retained and confirmation that it
does not encroach on City property.
Should you require any further detail or have any questions or concerns regarding this memo
please do not hesitate to contact Todd Harvey, Engineering Technologist.
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

4/18/2016

From:

Beverly Grieve
Director of Development Services

File:

REZ00105

Item #:

30/2016

Subject:

602 Ewen Avenue (Spagnol's Townhouses) - Bylaw for First and Second
Readings

RECOMMENDATION
THAT the Land Use and Planning Committee recommend that Council consider
Zoning Amendment Bylaw 7840, 2016 for First and Second Reading and forward the
bylaw to a Public Hearing on May 30, 2016.

EXECUTIVE SUMMARY
The applicant proposes to rezone the site from Queensborough Neighbourhood Residential
Dwelling Districts (RQ-1) and Local Commercial Districts (C-1) to Queensborough
Townhouse Districts (RT-3B) and obtain a Development Permit in order to construct a 16
unit townhouse development. The development proposed in this application satisfies the
Queensborough Community Plan land use designation of (RL) Residential – Low Density by
providing a low density townhouse development. The application has been supported by the
New Westminster Design Panel, the Advisory Planning Commission and the Queensborough
Residents’ Association.
1. PROPOSAL
The applicant proposes to rezone the site and obtain a Development Permit for a 16 unit
townhouse development.
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2. POLICY AND REGULATIONS
2.1 OCP Land Use Designation:
The OCP land use designation for the subject site is (RL) Residential – Low Density. The
plan describes this designation as:
(RL) Residential – Low Density This area is intended to contain low density residential
uses including single detached houses, houses with a secondary suite, duplexes,
detached townhouses, low density multifamily uses, places of worship and may contain
small scale local commercial uses such as home based businesses and corner stores.
2.2 Zoning Bylaw:
The site has a split zoning with 14,400 square feet (1,337.8 square meters) of the site zoned
Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) and 19,200 square
feet (1,783.8 square meters) of the site zoned Local Commercial Districts (C-1).
2.3 Development Permit Areas:
This site is designated as part of Commercial and Mixed Use Development Permit Area
#1 Queensborough Main Street. The purpose of this Development Permit Area is:
… to create a “main street” feel on Ewen Avenue and to provide a neighbourhood
focus with a riverfront community character. 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
commercial and multi-family residential development.
The site is also designated as part of Natural Hazards Development Permit Area #1 –
Flood Hazard. The purpose of this Development Permit Area is to provide:
Guidelines for this development permit area are intended to minimize the potential for
loss of life and property damage in the event of flooding of the Fraser River, while
allowing for the continued use of industrial lands to provide employment and the
continued renewal and development of an historic New Westminster neighbourhood.
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3. BACKGROUND
3.1 Site Characteristics and Context:
The site is surrounded on all sides by single detached dwellings zoned Queensborough
Neighbourhood Residential Dwelling District (RQ-1).The site has a geodetic elevation of 3
to 4 feet (0.9 to 1.2 meters) and is located within the Fraser River Flood plain.
Ewen Avenue is currently being reconstructed to full urban standards. The road right of way
width in front of the site is 100 feet (30.48 metres). On the south side of Ewen in front of this
project there will be the front lot line and fence of this project, a 10 foot (3.1 metre) wide
grass boulevard, a 13.1 foot (4 metre) wide multipurpose pathway, a second boulevard 9.8
foot (3.0 metres) wide and then the curb line of Ewen Avenue.
3.2 Project Description:
The applicant proposes to construct a 16 unit detached townhouse development at 602 and
620 Ewen Avenue and 257 Boyne Street. The project has a density of 20.7 units per acre and
the floor space ratio of 0.62. The project provides 32 parking spaces for residents and three
parking spaces for visitors. The access to the project is from the rear lane. As part of this
application the applicant has offered to provide an amenity contribution of $16,000.
3.3 Project Statistics:
Site Area:
Proposed
Zoning:
FSR
Site coverage:
Front Yard:
Side Yard
Rear Yard
Height

33,710.8 square feet (3,131.9 square
metres)
Queensborough Townhouse Districts (RT3B)
0.62
33.9%
14.91 feet (4.55 metres)
23.14 feet (7.05 metres)
22.46 feet (6.85 metres)
29.2 feet (8.9 meters)

4. DISCUSSION
4.1 Development Potential of Existing Zoning
On the portion of the site that is currently zoned Queensborough Neighbourhood Residential
Dwelling Districts (RQ-1), a subdivision into four residential lots, each with an area of 4,800
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square feet (445.9 square metres) would be permitted. The zoning would allow a house with
a secondary suite on each lot.
On the portion of the site that is currently zoned Local Commercial Districts (C-1), a two
storey building with 6000 – 8000 square feet (557.4 – 743.2 square metres) of commercial
floor space on the ground floor and eight to ten residential units on the second floor would be
permitted.
4.2 Development Potential of the Official Community Plan Designation
The following chart compares the floor space ratio, site coverage and the number of
residential units achievable under the Residential – Low Density designation in the
Queensborough Community Plan:
Zone

RQ – 1

RT – 1

RT – 2D

Proposed

Dwelling type

House

Duplex

Townhouse

0.62

0.60

Compact lot
House
0.7

8 houses with
8 secondary
suites
35%

5 duplex
dwellings,
10 total units
40%

12 houses - no
suites allowed

16 townhouse
units

35%

33.9%

Floor space ratio
permitted
Number of units

Site coverage

0.62

4.3 The Queensborough Townhouse Districts (RT-3B) Zoning Schedule
A new Zoning Schedule the Queensborough Townhouse Districts (RT-3B) zone has been
developed as a result of this application. The purpose of the new zone is stated as:
The intent of this district is to allow low density townhouse development in the
Queensborough neighbourhood in areas designated as (RL) Residential Low Density
in the Queensborough Community Plan.
The reason for establishing a new zone rather than using a Comprehensive Development
District zone to process the application is that this type of development could be appropriate
on other sites in the Queensborough neighbourhood that are designated RL. The zone will
establish a standard for those potential townhouse developments.
A draft of the proposed Queensborough Townhouse Districts (RT-3B) zone is attached to
this report as Appendix #5.
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4.4 Analysis of Proposed Development
The development proposed in this application satisfies the Queensborough Community Plan
land use designation of Residential – Low Density by providing a townhouse development
with detached units and a floor space ratio of 0.62. The proposal provides a low density
strata development where all of the units are suitable for families. All of the unit s have
spacious yards in the range of 360 – 660 square feet (33.4 – 61.3 square meters), with the
units nearest the corners of the site having yards of up to 1,000 square feet (92.9 square
meters).
The project satisfies the requirements of the Commercial and Mixed Use Development
Permit Area #1 Queensborough Main Street by providing a 16 unit family oriented
development that is well designed and appropriately sited. The project has been reviewed
and supported by the New Westminster Design Panel with some comments. All of the
comments will be addressed in the plans that will be presented to Council in the
consideration of the Development Permit.
The project satisfies the requirements of the Natural Hazards Development Permit Area #1 –
Flood Hazard by placing all of the habitable space for the townhouses above the flood plain
requirement of 11.58 feet (3.53 metres) geodetic survey of Canada.
5. PROCESS
The application was first reviewed by the Land Use and Planning Committee on September
14, 2015.
The applicant held an Open House prior to the October 20, 2015 meeting of the
Queensborough Residents’ Association and then the project was discussed at the meeting. In
response to community comments at the meeting the driveway from the rear lane was move
from the east end of the site to the middle of the site. Those in attendance at the meeting
supported the project.
The project was reviewed and supported by the New Westminster Design Panel at their
meeting held January 26, 2016.
The project was reviewed and supported by the Advisory Planning Commission at their
meeting on February 16, 2016.
6. ADOPTION REQUIREMENTS
Referral to the Ministry of Transportation and Infrastructure and site consolidation are
required prior to adoption of the Zoning Amendment Bylaw.
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7. OPTIONS
There are two options for LUPC’s consideration; they are:
1.

That the Land Use and Planning Committee recommend that Council consider Zoning
Amendment Bylaw 7840, 2016 for First and Second Reading and forward the bylaw
to a Public Hearing on May 30, 2016 and

2.

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

Staff recommends Option 1.

ATTACHMENTS
Attachment
Attachment
Attachment
Attachment
Attachment
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Location Map
Project Plans
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Excerpts from NWDP
Draft of Zoning Amendment Bylaw

This report has been prepared by:
Jim Hurst, Planner
This report was reviewed by:
Jackie Teed, Manager of Planning

Beverly Grieve
Director of Development Services
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Attachment 3
Excerpt from the Minutes of the February 16,
2016 Meeting of the Advisory Planning
Commission

5.3

602 and 620 Ewen Avenue, and 257 Boyne Street

REZ00105

Jim Hurst, Planner, summarized the report dated February 16, 2016, regarding an
application that has been received to rezone the property at 602 and 620 Ewen
Avenue and 257 Boyne Street from Local Commercial Districts (C-1) and
Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) to
Comprehensive Development District (CD) in order to allow a 16 unit townhouse
development.
In response to questions from the Commission, Mr. Hurst provided the following
information:

 The Engineering department has procedures to address drainage issues
caused by preloading and it is anticipated that the project would have full
urban drainage upon completion of the project;
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 Applicants with projects in Queensborough are required to utilize engineers
with experience working in flood plain;
 The proposal would not result in increased density;
 Residential homes in Queensborough are required to place their electrical
utilities above the flood plain;
 The proposal would have a gate providing residents with pedestrian access
from Ewen Avenue;
 Access to the site would be in alignment with the undeveloped lane located
to the direction of the property;
 A traffic study has not been completed as part of the application, as the City
has not requested a study and it is not anticipated that the rezoning would
result in additional traffic;
In response to questions regarding the drainage, the applicant advised that there
is currently a gravel ditch running parallel to the project that drains into a pond
on the west side of the property. Recent flooding issues may have been caused
by the pond over flooding due to heavy rain.
Jim Canil, Resident, advised that his mother owns the property located at 252
Pembina Street. Mr. Canil expressed concerns regarding increased traffic, parking
issues for residents, drainage issues and the proximity of the rear lane to his
mother’s house. Mr. Canil requested that a buffer be implemented between the
lane and his mother’s house.
In response to Mr. Canil’s comments, Mr. Hurst provided the following
information:

 A resident parking program is usually initiated by the local Residents’
Association;
 City lanes are usually 16 - 18 feet wide;
 The City is not requesting additional width for the rear lane;
 Curb parking would be provided along Ewen Avenue;
 There would be no parking allowed in the rear lane; and,
 The lane could be developed as a one-way lane so that it is not a through
road.

Roy Canil, Resident, advised that his mother owns the property located at 252
Pembina Street. Mr. Canil expressed concerns regarding drainage issues and the
impacts that the traffic from the back lane may have due to its proximity to 252
Pembina Street. Mr. Canil spoke to the City’s policy of allowing resident’s to age
in place, noting that this project may impact his mother’s ability to do so.
Doc#827625
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Steve Kassil, Resident, expressed concerns regarding the use of the back lane,
noting that it residents may utilize Boyne Street more heavily to avoid Pembina
Street, which has two lanes of traffic.
Discussion ensued, and the Commission noted the following comments:

 The project and density would be appropriate for the location;
 The project seems well planned;
 The backyard character appears suitable and should be quiet for
neighbours;
 The increased green space at the back of the project could be park-like;
 The back lane should have low traffic use;
 It was suggested that the project utilize low fences; and,
 It was suggested that the walkway be public and accessible to pedestrians.

MOVED and SECONDED
THAT the application for rezoning for the property located at 602 and 620 Ewen
Avenue and 257 Boyne Street be supported.
CARRIED.
All members of the Commission present voted in favour of the motion.
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Attachment 4
Excerpt from the Minutes of the January 26,
2016 Meeting of the New Westminster Design
Panel

4.0

DESIGN REVIEWS

4.1

602, 620 Ewen and 257 Boyne
Jim Hurst, Development Planner, summarized a report dated January 26, 2016, regarding
a revised submission for an application to rezone 602 and 620 Ewen Avenue and 257
Boyne Street in order to construct a 16 unit townhouse development.

Jessie Aurora, DF Architecture Inc., provided a PowerPoint presentation with
regard to the revised development proposal at 602 and 620 Ewen Avenue and 257
Boyne Street.
In response to the issues previously expressed by the Panel at the November 24,
2015 meeting, Mr. Aurora provided the following information:

 Units fronting Ewen Street would be rotated to have the entrances towards
Ewen Street, rather than the interior lane;
 Units on Pembina Street would be re-oriented to have their front door
facing Pembina Street;
 The main entrance to the complex would be provided from the rear lane;
 Reducing the internal lane width could provide larger greenspace areas and
landscaping opportunities;
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 Pedestrian pathways would provide access from the rear lane into the
development, and onto Ewen Avenue and Pembina Street;
 Parking spaces would be relocated to open up the development and increase
space between units;
 Four different colour schemes would be implemented to enrich the
streetscape;
 Garage doors would maintain the same colour scheme of the units, and
would be aluminum;
 Additional windows would be implemented on the main floor and the sides
of the homes, which could increase natural light into the units;
 Eliminating the brick siding on the units could reduce the narrow
appearance of the townhomes;
 Steeper roof elevations would be implemented and gables would be
reoriented to face the street;
 Side yards in the development have been reduced to 5 ½ feet on both sides
in order to open up the green space between units; and,
 Picket fencing would remain at the lot line to provide units with additional
space and a greater sense of privacy.
Caeilin Griffiths, PMG Landscape Architects, spoke to the landscape plans for the
development and provided the following information:

 Outward facing connections to Ewen Street, Boyne Street and Pembina
Street would be identified with flowering magnolia trees;
 Screen planting at the entrance of the development would consist of a short
line of hedging together with a short fence and shrub lines on either side;
 Taxus would be planted around the perimeter of the development;
 Frontage planting would be the responsibility of the City;
 Reducing the size of the internal lane could provide additional room for an
outdoor activity space;
 Hardscape patios would be implemented to provide space for outdoor
barbeques; and,
 The lower portion of the fence for the complex would be made of solid
wood for privacy reason, while the upper portion would be semi-permeable
to provide a visually engaging streetscape.
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Discussion ensued, and the Panel expressed support for the amendments to the proposal,
noting the following comments:

 The rendering drawings did not illustrate gate entries and walkways out onto
the sidewalk;
 Access for service vehicles for the end units in the development could be
problematic;
 It was suggested that the cross paths be rotated to create integrated access to
Ewen Avenue;
 Signage could be provided to indicate the location of the homes off the
laneway;
 The hard surface play area could serve as a hammerhead to assist with
tighter parking stalls;
 Extending and wrapping the siding around the townhomes was suggested;
 The garage doors are undifferentiated and may require additional
consideration;
 It was suggested that a magnolia tree be planted on the municipal side of the
development to attract additional attention to the entryway;
 Stepping stones could be added to the greenery between the units to provide
a more ‘walkable’ experience;
 It was suggested that rather than taxus, a plant allowing for more light, such
as a deciduous shrub be considered along Ewan Avenue; and,
 Moving taxus back to the corner of the entrance way could provide
increased visibility for both cars and pedestrians.
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MOVED and SECONDED
THAT the Panel supports the development with consideration of the following:

 The cross pathway be reoriented to create integrated access onto Ewen
Avenue;
 A review of the colour scheme and cladding;
 Planting be implemented in a more visual way throughout the development;
 Landscaping around the entrance of the development be moved back to
provide increased visibility for pedestrians and drivers;
 Magnolia tree’s be planted on both the laneways and the Ewen Avenue
pedestrian entrance;
 Stepping stones be implemented for resident access to the side yards;
 Signage be implemented at Ewen Avenue to indicate the location of the
townhomes off the laneway; and,
 Developer to reconsider possible issues with backing up from the single
parking stalls.
CARRIED.
All members of the Panel present voted in favour of the motion.
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Attachment 5
Draft of Zoning Amendment Bylaw 7840, 2016

CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 7840, 2016
A Bylaw to Amend Zoning Bylaw No. 6680, 2001
WHEREAS the Local Government Act authorizes a local government to zone areas of a
municipality and to make regulations pursuant to zoning.
NOW THEREFORE THE CITY COUNCIL of the Corporation of the City of New
Westminster in open meeting assembled ENACTS AS FOLLOWS:
1.

This Bylaw may be cited for all purposes as “Zoning Amendment Bylaw
No. 7840, 2016.”

2.

Zoning Bylaw No. 6680, 2001 is hereby amended as follows:
Section 418 shall be renumbered as section 417, and
Section 419 shall be renumbered as section 418, and
The following shall be inserted as section 419

419 Queensborough Townhouse Districts (RT-3B)
419.1 The intent of this district is to allow low density townhouse development in the
Queensborough neighbourhood in areas designated as (RL) Residential Low Density in
the Queensborough Community Plan.
419.2 The following uses and no others shall be permitted in the (RT-3B) district:
419.3 Single detached dwellings to (RQ-1) District standards;
419.4 Duplexes to (RT-1) District standards;
419.5 The keeping of not more than two boarders or lodgers or more than four foster or
seven child care children within a dwelling unit;
419.6 Home based businesses;
419.7 Public utilities;
419.8 Townhouses, provided that no portion of the first storey at street level shall be used
for residential purposes except for entrances and stairs to the habitable area of the
residential units;
419.9 Accessory buildings and uses provided that all accessory buildings and uses are for
the purposes of recreation, utility services, security and landscaping;
419.10 Detached accessory buildings:

a) shall not exceed one storey nor a height of 15 feet (4.57 metres) measured from
the finished floor of the building;
b) shall not be located in any required yard;
c) 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;
d) shall not be located within 25 feet (7.62 metres) of any residential building
e) shall not cover more than ten percent (10%) of the site area.
419.11 Attached accessory buildings:
a) where a portion of the principal building is used solely for an accessory
greenhouse,parking structure, cover over a swimming pool, or a sundeck, and for
no other use, it shall be deemed to be an accessory building;
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 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;
e) shall be located not closer than 5 feet (1.52 metres) from any rear or side site
line bounded by a street;
f) shall not cover more than ten percent (10%) of the site area.
Height
419.12 The height of a building shall not exceed three storeys nor 35 feet (10.7 metres).
Front Yard
419.13 A front yard shall be provided of not less than 10 feet (3.65 metres) in depth.
Rear Yard
419.14 A rear yard shall be provided of not less than 15 feet (4.57 metres) in depth.
Side Yard
419.15 A side yard shall be provided of not less than 6 feet (1.82 metres) in depth.
Site Coverage
419.16 All principal buildings, in total, shall not cover more than thirty five percent
(35%) of the site area.

Distance Between Buildings on The Same Site
419.17 Where there is more than one building on a site and two side walls face each
other, then the following distances between buildings shall be provided:
Total Number of Units in
the Two Buildings
2 Units
3 – 4 Units
5 – 8 Units
9 – 12 Units
13 – 16 Units

Required Separation
Between Buildings
7 feet (2.13 metres)
9 feet (2.74 metres)
12 feet (3.66 metres)
14 feet (4.27 metres)
16 feet (4.88 metres)

419.18 A chimney or a bay window may project up to 0.5 feet (0.15 metres) into the
required distance between side walls calculated in section 419.17of this bylaw.
419.19 Where there is more than one building on a site and the front or rear wall of one
building faces the front or rear wall of another building, or where the front or rear wall of
one building faces the side wall of another building, then the following distance between
buildings on the same site shall be provided:
Total Number of Units
in the Two Buildings
2 – 5 Units
6 – 8 Units
9 – 12 Units
13 – 16 Units

Required Separation Between
Buildings
50% of the combined heights of the
buildings
50% of the combined heights of the
buildings plus 2 feet (0.61 metres)
50% of the combined heights of the
buildings plus 4 feet (1.21 metres)
50% of the combined heights of the
buildings plus six feet (1.83 metres)

Density
419.20 Despite Section 120.80, for the purpose of this Schedule, floor space ratio shall
mean the numerical factor determined by measuring 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 soley for the purpose of the parking of automobiles
and the provision of access to the residential unit.
419.21 The maximum floor space ratio shall not exceed a factor of 0.62.
Requirements for Townhouse Units
419.22 Each townhouse dwelling unit shall have a minimum floor area of 850 square feet
(79.01square metres).
Usable Open Space
419.23 Useable open space shall be provided of not less than ten percent (10%) of the
gross residential floor area.
Off-Street Parking
419.24 Off-Street parking shall be provided in accordance with the provisions of Section
150 of this bylaw.
3.

Those certain parcels of land situate within the City of New Westminster, British
Columbia and more particularly described as:
Parcel Identifier: 025 257 498
Parcel 126 Block 23 District Lot 757 Group 1 New Westminster District
Plan LMP52639
(municipally known as 602 Ewen Avenue)
And
Parcel Identifier: 011-439-181
Lot F Except: The South 70 Feet; District Lot 757, New West District
Group 1 New Westminster District Plan 9924
(municipally known as 620 Ewen Avenue)
And
Parcel Identifier: 001-967-533

The Southerly 70 Feet Of Lot “F” District Lot 757 Group 1 Plan 9924
Having A Frontage Of 70 Ft On Boyne St By A Uniform Depth Of 80 Ft
and Adjoining A Lane.
(municipally known as 257 Boyne Street)
and which is presently zoned Queensborough Neighbourhood Residential Dwelling
Districts (RQ-1) and Local Commercial Districts (C – 1) is hereby rezoned to
Queensborough Townhouse Districts (RT-3B) and the plan annexed as Schedule “A” to
Zoning Bylaw No. 6680, 2001 is hereby amended to reflect this rezoning.

GIVEN FIRST READING this

day of

2016.

GIVEN SECOND READING this

day of

2016.

PUBLIC HEARING held this

day of

2016.

GIVEN THIRD READING this

day of

2016.

REFERRED to the Ministry of Transport and Infrastructure this
, 2016

day of

ADOPTED and the Seal of the Corporation of the City of New Westminster affixed
this
day of
, 2016.

_________________________________
MAYOR
_________________________________
CITY CLERK
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

4/18/2016

From:

Beverly Grieve
Director of Development Services

File:

REZ00109 and
DPU00054
31/2016

Item #:
Subject:

228 and 232 Sixth Street (La Rustica): Rezoning and Development
Permit Application - Update

RECOMMENDATION
THAT the Land Use Planning Committee recommend staff bring the proposal
forward to the New Westminster Design Panel to obtain preliminary comments in
regards to the outstanding urban design issues outlined within this report and then
report back to the Committee before this proposal moves forward to public
consultation.

EXECUTIVE SUMMARY
On November 2, 2015, the subject proposal was brought forward by staff to the Land Use
and Planning Committee for preliminary discussion. At the time, there were a number of
issues that staff recommended needed further work, which included (1) building separation
(proximity to residential tower to the north), (2) front yard setbacks of the proposed
townhouse units, (3) provision of adequate parking (including long-term bicycle parking),
and (4) provision of adequate adaptable units within the development. The applicant has
addressed the items (3) and (4). There are still some concerns regarding the proximity of the
existing building to the adjacent residential tower (item 1) as well as the front yard setbacks
of the proposed townhouse units (item 2). While the applicant has made some attempts to
address these items, it is recommended that the project move forward for a preliminary
design review with the goal of examining further solutions that could be considered through
a discussion with NWDP members. Staff would then bring this application back to the Land
Use and Planning Committee to summarize the outcomes of this preliminary meeting with
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the New Westminster Design Panel (including any updates to the drawings) before public
consultation is initiated for this project.
1. PROPOSAL
The proposed Rezoning and Development Permit application would allow development of a
six storey residential building on Sixth Street in the Uptown neighbourhood.
2. POLICY AND REGULATIONS
Please refer to the November 2, 2015 LUPC Report for information in regards to the existing
OCP Designation and existing Zoning for the site and background on the Family-Friendly
Housing Bylaw (see Appendix “A”).
3. BACKGROUND
3.1

Site Characteristics and Context

The site characteristics and context are outlined in the November 2, 2015 LUPC Report (see
Appendix “A”).
3.2

Project Description

The applicants are proposing to rezone the subject property from Community Commercial
Districts (High Rise) (C-3A) to a Comprehensive Development (CD) District. The applicant
is proposing to rezone the property to a site-specific zone that would be developed based on
the project design with a proposed maximum density of approximately 3.76 FSR and a
building height maximum of 65 ft. (20 metres). The proposed rezoning would facilitate
development permit application for a 53 unit, six-storey wood frame apartment building with
a three level underground parkade.
The main pedestrian entry for the proposed multi-unit building would be from Sixth Street
while the underground parkade would be accessed off of Welsh Street. Four of the
residential units would consist of two-level ground-oriented townhouses or “city homes” that
would also be accessed off of Sixth Street and six of the units would consist of ground-level,
single-storey apartment units that would front Welsh Street and an internal courtyard. The
applicant is proposing to provide for outdoor amenity space by means of a community
garden that will be located at the first floor level at the west end of the building, a private
amenity courtyard at the northwest corner of the site, and a rooftop deck. Private amenity
space will also be provided for the ground-level residential units by means of private patio
space. Excerpts from the applicant’s drawings submission have been attached to this report –
see Appendix “C”.
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The applicant is also proposing to have enclosable balconies for a number of the units within
the proposed development. These enclosable balconies feature glass panels that can be fully
opened or closed and are based on a Danish design. The applicant would like to include the
enclosed balconies as part of this project since they allow for year round enjoyment of
balcony space and have benefits in regards to sound reduction from outside noise, increasing
energy efficiency and minimizing the carbon footprint of buildings.
3.3

Project Statistics

Addresses
Site Data

Proposed Site Coverage
Proposed Density (FSR)
Proposed Height
Floorplate Range

228 and 232 Sixth Street
Properties Combined (Existing):
Existing Frontage: 104.9 ft. (32.0 m.)
Existing Depth (Average): 150.0 ft. (45.72 m.)
Area: 15,366 sq. ft. (1,426 sq. m.)
Road Dedication Requirement: 1,356 sq. ft. (125.98 sq. m)
Net Site Area: 13,120.80 sq. ft. (1218.96 sq. m.)
Ground-Level (Townhouses) – 61.1%
Above 3 rd Storey (Condo Apartments) – 62.9%
3.76
64.17 ft. (19.56 metres)
8212.95 sq.ft. (763.01 sq.m.) to 9501.59 sq.ft. (882.73 sq.m.)

4.

DISCUSSION

4.1

November 2, 2015 Land Use and Planning Committee Meeting

As outlined in previous sections of this report, this proposed development was brought
forward to the Land Use and Planning Committee meeting on November 2, 2015. A copy of
the meeting minutes has been attached to this report - see Appendix “B”. The LUPC made
the following motion:
THAT the Land Use Planning Committee request staff to work with the applicant to address
the following urban design issues and report back to the Committee before this proposal
moves forward to public consultation:
• Front yard and Side Yard setback of the proposed building to allow for adequate useable
open space for ground-oriented units and provision of a suitable landscape buffer within the
property boundary to screen the outdoor patio areas for ground -oriented units from
vehicular traffic;
• Building separation between the proposed building and the existing mixed use tower to the
north;
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• Provision of two additional parking spaces for disabled persons and fourteen additional
long-term bicycle parking stalls;
• Provision of Adaptable Housing Units equivalent to 40% of the total number of units; and,
• Attention paid to the design of the City Homes and bottom level of the development.
Since taking this report to the Land Use and Planning Committee in November 2, 2015, staff
has been working with the proponent to address the issues outlined above. While the issues
pertaining to the provision of adequate adaptable housing units and parking have been
satisfactorily addressed, issues regarding front yard setbacks for the townhouses and building
proximity remain. In regards to the design paying attention to the design of the city homes,
the applicant has made some revisions to proposed design to help delineate the city home
portion of the development from the rest of the building through the use of different façade
treatments. The applicant has also created a front entry feature (gates with posts ) to
emphasize the entry ways to each of the proposed city homes facing both Sixth Street and
Welsh Avenue. Excerpts from the most recent design submission have been attached as
Appendix “B”.
4.2

Adaptable Housing Units

As per Section 190.21.1 of the Zoning Bylaw, the applicant is required to have 40% of the
units designed as Adaptable Housing Units. Since the November 2, 2015 LUPC Meeting,
the applicant has made the necessary revisions to their design to achieve this requirement.
4.3

Urban Design

The key aspect of urban design for this project is the relationship of the proposed building to
Sixth Street, which is one of the City’s ‘Great Streets’ as identified in the Master
Transportation Plan. The applicant is addressing the Sixth Street frontage by having groundoriented townhouse units or “city homes” that will each have front doors, private patios and
landscaping facing Sixth Street to help animate the street. The ground-level apartment units
facing Welsh Street will also have private patios facing the street. The setback along Sixth
Street varies from 0.6 metres (for building entrance) to 2.59 metres (for portions of building
where there is a patio). Staff has been working with the applicant to examine opportunities
for increasing this setback, however the applicant has indicated that this would negatively
impact the design of the building. In an effort to address the smaller patio space, the
applicant is proposing upper level decks in addition to the ground level patio space which
they argue would help provide additional outdoor amenity space. Staff would like to seek
input from the NWDP members in regards to examining opportunities for increasing liveable
outdoor open space of these units, and ensuring an adequate transition between the public
street and private space.
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Proximity to Adjacent Buildings

The building has been designed in an “L” configuration with a northwest courtyard which is
intended to provide for greater open space between the existing tower to the north and the
proposed building. The building has been designed so that it steps back in height from three
(3) stories to six (6) stories (from north to south) in order to allow for greater building
separation between the existing tower to the north and the upper levels of the proposed
building. The building also steps back in height from five (5) to six (6) stories (from west to
east) along the west side of the property where the community garden is located to allow for
greater light penetration into the proposed courtyard as well as upper level building setback
to the existing multiple residential building to the west.
Under the existing C-3A zoning, the applicant would be required to provide a setback of
13.66 feet from the side and rear property line for portions of the building above 30 feet in
height. While the proposal will exceed the rear setback requirement (19.7 feet setback
provided at rear), the applicant is proposing a varying setback on the north property line (side
adjacent to existing mixed use tower) that ranges from 9.6 ft. to 27 ft. Hence, the portions
of the building closest to existing tower would not meet minimum setbacks of the C-3A but
the average setback of the building would.
While there is no minimum building separation distance requirement specified for the
Uptown area, there are guidelines within the Downtown Community Plan that staff note to
developers for their projects. The minimum building separation distance outlined within the
Downtown Community Plan (DCP) for towers is 89 feet (27 metres) and is considered an
urban design best practice. Below is a summary table outlining the proposed building
separation in comparison to the DCP Guidelines:
Downtown Community
Plan Guideline
89 feet (27 metres)

Separation of proposed
building (above 3 rd Floor) to
existing tower to the north
Separation distance of
89 feet (27 metres)
proposed building to
existing multi-unit
apartment to the west

Provided
Varying separation from 30
ft. (9.91 metres) to 48 ft.
(14.6 metres)
33.9 ft. (10.33 metres)

To provide for greater privacy between units within proposed building and those within the
existing tower to the north, the orientation of units closest to the apartment will be from east west as opposed to north-south. The layout of units within the proposed building facing the
northwest courtyard will be designed to eliminate the potential for on-look into bedrooms
through landscaping and bedroom configuration (no windows facing into bedrooms of other
units). Staff would like to examine this approach of mitigating the proximity of the proposed
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building to the residential tower to the north with the NWDP to see if there are other
opportunities that should be explored of minimizing impacts on privacy and views of
residences living in the existing tower to the north.
4.5

Parking

The applicant is providing off-street parking in excess of the requirements of the Zoning
Bylaw; however the applicant will need to provide two additional parking spaces (as part of
parking count) for disabled persons’ parking. For the previous design submission, the
applicant needed to provide 14 extra long-term bicycle parking stalls as part of the proposed
development and two additional spaces for disabled persons’ parking. The applicant has
now addressed these requirements in the latest design submission.
There is currently a covenant on title for 610 Welsh Street in favor of the subject property in
order to address parking requirements for the existing uses (restaurant) located on the subject
site. The applicant is proposing to meet all parking requirements on the site which
eliminates the need for a parking covenant on 610 Welsh Street. Staff will work with the
applicant and the owner of 610 Welsh Street to discuss this further and address the covenant
since it will no longer be necessary if all off-street parking requirements are achieved on site.
Other key considerations for this site (purpose of Rezoning, proposed OCP Amendment to
the UC Uptown Commercial land use designation, Family-Friendly Housing Bylaw,
Streetscape, Traffic, Heritage, and Sustainability) were outlined in the November 2, 2015
LUPC Report. Please refer to Appendix “A” for information on these items.
5. PROCESS
Should the Land Use and Planning Committee request staff to proceed to the New
Westminster Design Panel, the proponent would then be required to follow the standard
Rezoning and Development Permit process. As outlined above, this application would be
contingent on Council approving the proposed amendment to the UC Uptown Commercial
land use designation that was recently brought forward to the LUPC on October 20, 2015 to
allow flexibility for residential uses at grade within portions of Sixth Street between Fourth
Avenue and Royal Avenue. Staff recommends that the outstanding issues be resolved
through input from the New Westminster Design Panel and reported back to the LUPC prior
to proceeding with public consultation as follows:
1. LUPC direct staff to bring the subject application forward to the New Westminster
Design Panel for discussion in regards to the outstanding design issues and then report
back to the LUPC.
2. Interdepartmental Review at the Development Review Committee.
3. Presentation to the Brow of the Hill Residents’ Association and Queen’s Park Residents’
Association.
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4. Public Open House #1 advertised through the local newspaper and City website with
written invitations to the Brow of the Hill Residents’ Association, Queen’s Park
Residents’ Association, and Uptown Business Association.
5. Presentation of proposed Development Permit application submission to the New
Westminster Design Panel.
6. Public Open House #2.
7. APC Consideration of proposed Rezoning Amendment Bylaw.
8. Follow-up report to LUPC with proposed Rezoning Amendment Bylaw.
9. Report to Council for consideration of First and Second Readings of the proposed
Rezoning Amendment Bylaw
10. Public Hearing and consideration of Third Reading.
11. Consideration of Final Adoption of proposed Rezoning Amendment Bylaw (subject to
OCP amendment to UC Uptown Commercial being approved considered by Council
prior to rezoning)
12. Report to Land Use and Planning Committee to send application to Council for
consideration of Development Permit.
13. Council Consideration of issuance for Development Permit
14. Development Permit registered on title.
6. OPTIONS
The following options are provided for the Committees’ consideration:
1) That the Land Use Planning Committee recommend staff bring the proposal forward
to the New Westminster Design Panel to obtain preliminary comments in regards to
the outstanding urban design issues outlined within this report and then report back to
the Committee before this proposal moves forward to public consultation.
2) That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Option 1.

ATTACHMENTS
Appendix A - November 2, 2015 LUPC Report
Appendix B - November 2, 2015 LUPC Meeting Minutes
Appendix C - February 2016 Design Submission
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Rupinder Basi, Senior Planner
This report was reviewed by:
Jackie Teed, Manager of Planning

Beverly Grieve
Director of Development Services
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REPORT

Development Services
To:

Land Use and Planning Committee

Date:

From:

Beverly Grieve
Director of Development Services

File:

Subject:

228 and 232 Sixth Street - La Rustica Site Redevelopment - Preliminary
Report

11/2/2015

REZ00109 and
DPU00054
Report #: 427/2015

RECOMMENDATION
THAT the Land Use Planning Committee requests staff work with the applicant to
address the following urban design issues and report back to the Committee before
this proposal moves forward to public consultation:
-

Front yard and Side Yard setback of the proposed building to allow for adequate
useable open space for ground-oriented units and provision of a suitable
landscape buffer within the property boundary to screen the outdoor patio areas
for ground-oriented units from vehicular traffic.

-

Building separation between the proposed building and the existing mixed use
tower to the north.

-

Provision of two additional parking spaces for disabled persons and fourteen
additional long-term bicycle parking stalls.

-

Provision of Adaptable Housing Units equivalent to 40% of the total number of
units.

EXECUTIVE SUMMARY
This report provides preliminary information on a Rezoning and Development Permit
Application for the properties located at 228 and 232 Sixth Street in the Uptown
commercial area for a six storey multi-unit residential building with ground-oriented
units. Staff seeks direction from the LUPC in regards to further refining these
applications prior to initiation of the public consultation process.
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1. PROPOSAL
The proposed Rezoning and Development Permit application would allow for
development of a six storey residential building.
2. POLICY AND REGULATIONS
2.1

Official Community Plan Land Use Designation
(UC) Uptown Commercial: This area will include commercial uses at the street
level and may include commercial, office, or residential uses above the ground
level. Densities may range from medium to high. Depending on the provision of
amenities, a density bonus may be considered.

2.2

Zoning Bylaw
Community Commercial Districts (High Rise) (C-3A): The intent of this district is
to allow for small site high rise commercial and mixed use development including
pedestrian-oriented commercial businesses and multi-family residential
development.

2.3

Family-Friendly Housing Bylaw

As per the Family-Friendly Housing Bylaw No. 7741, 2015, multi-unit apartment
buildings (strata) are required to have a minimum of 30% two-bedroom and three
bedroom dwelling units, of which 10% of the total dwelling units shall have three
bedrooms or more.
3. BACKGROUND
3.1

Site Characteristics and Context

The subject property (228/232 Sixth Street) is located within the Uptown Commercial
area. The site is bordered by Sixth Street to the east and Welsh Street to the south and
Third Avenue further north. Surrounding uses include multi-unit residential and
commercial uses to the north, vacant commercial properties and commercial uses to the
south, commercial uses to the east, and multi-unit residential to the west.
The site is within walking distance of the frequent transit network.
3.2

Project Description

The applicants are proposing to rezone the subject property from Community
Commercial Districts (High Rise) (C-3A) to a Comprehensive Development (CD)
District. The applicant is proposing to rezone the property to a site-specific zone that
would be developed based on the project design with a proposed maximum density of
approximately 3.8 FSR and a building height maximum of 65 ft. (20 metres). The
Agenda Item 427/2015
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proposed rezoning would facilitate development permit application for a 53 unit, sixstorey wood frame apartment building with a three level underground parkade.
The main pedestrian entry for the proposed multi-unit building would be from Sixth
Street while the underground parkade would be accessed off of Welsh Street. Four of the
residential units would consist of two-level ground-oriented townhouses or “city homes”
that would also be accessed off of Sixth Street and six of the units would consist of
ground-level, single-storey apartment units that would front Welsh Street and an internal
courtyard. The applicant is proposing to provide for outdoor amenity space by means of a
community garden that will be located at the first floor level at the west end of the
building, a private amenity courtyard at the northwest corner of the site, and a rooftop
deck. The ground-level residential units will also have private patio space. Excerpts from
the applicant’s drawings submission have been attached to this report - see Appendix
“A”.
The applicant is also proposing to have enclosable balconies for a number of the units
within the proposed development. These enclosable balconies feature glass panels that
can be fully opened or closed and are based on a Danish design. The applicant would like
to include the enclosed balconies as part of this project since they allow for year round
enjoyment of balcony space and have benefits in regards to sound reduction from outside
noise, increasing energy efficiency and minimizing the carbon footprint of buildings.
3.3

Project Statistics

Site Information
Addresses
Site Data

228 and 232 Sixth Street
Properties Combined (Existing):
Existing Frontage: 104.9 ft. (32.0 m.)
Existing Depth (Average): 150.0 ft. (45.72 m.)
Area: 15,366 sq. ft. (1,426 sq. m.)
Road Dedication Requirement: 1,356 sq. ft. (125.98 sq. m)

Proposed Site Coverage
Proposed Density (FSR)
Proposed Height
Floorplate Range

Agenda Item 427/2015

Net Site Area: 13,120.80 sq. ft. (1218.96 sq. m.)
Ground-Level (Townhouses) – 61.1%
Above 3 rd Storey (Condo Apartments) – 62.9%
3.81
64.17 ft. (19.56 metres)
8212.95 sq.ft. (763.01 sq.m.) to 9501.59 sq.ft. (882.73 sq.m.)
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As per the existing C-3A zoning, the applicant could apply for a development permit to
facilitate a mixed used development with commercial at grade with a maximum
residential FSR of 4.0 (subject to achieving requirements of C-3A zone). However, the
applicant would like to pursue an all-residential development concept with groundoriented residential at grade. The applicant also wishes to pursue a site-specific zone due
to the small-site size and to allow for the enclosed balconies which impact floor space
ratio calculations.
The following is a comparison between the current proposal and two nearby residential
towers in terms of the number of storeys, residential and overall density, and
number/percentage of three bedroom units:
Address
228/232 Sixth
Street (Current
Proposal)
258 Sixth Street
306 Sixth Street

Number of
Storeys
11

Residential
Density
3.81

Overall Density (including
Commercial FSR)
N/A

16
11

3.98
3.32

4.99
3.71

As the project moves forward, staff will work with the applicant to develop a
comprehensive development district (CD) zone based on the project design once it has
been further refined to address the issues outlined within this report.
4.2

Official Community Plan Designation

The application would trigger an OCP amendment to allow for ground-oriented housing.
However, at the October 20, 2015 LUPC meeting, staff brought forward an OCP
amendment to the (UC) Uptown Commercial Land Use Designation to allow flexibility
for ground-oriented housing units along Sixth Street between Fourth Avenue and Royal
Avenue. Staff proposes that the proposed rezoning and development permit application
be contingent on the prior-consideration of the OCP amendment by Council.
4.3

Family-Friendly Housing

The proposed building would provide for family-friendly housing units beyond the
amount required by the Family-Friendly Housing Bylaw. This would include 60.4% two
and three bedroom units within the overall development, with 22.6% of the overall units
within the development having three or more bedrooms. Below is a preliminary
breakdown of the units by type for this proposal:
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Total Units – 53 Units
o 1 Bedroom Units – 21 (39.6% of total units)
o 2 Bedroom Units – 20 (37.7% of total units)
o 3 + Bedroom Units – 12 (22.6% of total units)
4.4

Adaptable Housing Units

As per Section 190.21.1 of the Zoning Bylaw, the applicant is required to have 40% of
the units designed as Adaptable Housing Units. The applicant has not provided details in
regards to meeting achieving these requirements on the attached plans. Staff will work
with the applicant to ensure that this is provided for in the design as it moves forward.
4.5

Urban Design

The key aspect of urban design for this project is the relationship of the proposed building
to Sixth Street. The applicant is addressing the Sixth Street frontage by having groundoriented townhouse units or “city homes” that will each have front doors, private patios
and landscaping facing Sixth Street to help animate the street. The ground-level
apartment units facing Welsh Street will also have private patios facing the street. The
setback along Sixth Street varies from 0.6 metres (for building entrance) to 2.43 metres
(for portions of building where there is a patio) which is not enough to allow for a small
but useable patio and small landscape buffer. Staff will work with the applicant on
achieving a building setback along Sixth Street that accommodates these uses.
As this project moves forward, staff will work with the applicant on the urban design
aspects of the proposed development to ensure that it fits with the size of the property and
the surrounding neighbourhood context.
4.6

Proximity to Adjacent Buildings

The building has been designed in an “L” configuration with a northwest courtyard and to
step back in height from three stories to six stories (from north to south) in order to allow
for greater building separation between the existing tower to the north and the proposed
building. The building also steps back in height from five to six stories (from west to
east) along the west side of the property where the community garden is located to allow
for greater light penetration into the proposed courtyard as well as upper level building
setback to the existing multiple residential building to the west.
Under the existing C-3A zoning, the applicant would be required to provide a setback of
17.46 feet from the side and rear property line for portions of the building above 30 feet
in height. While the proposal will exceed the rear setback requirement (19.7 metre
setback provided at rear), the applicant is proposing a varying setback on the north
property line (side adjacent to existing mixed use tower) that ranges from 9.6 ft. to 27 ft.
Hence, the portions of the building closest to existing tower would not meet minimum
setbacks of the C-3A but the average setback of the building would.
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To provide for greater privacy between units within proposed building and those within
the existing tower to the north, the orientation of units closest to the existing tower will be
into the courtyard (facing west as opposed to north). The layout of all units facing the
courtyard will be designed to eliminate the potential for on-look into bedrooms through
landscaping and bedroom configuration (no windows facing into bedrooms of other
units).
Staff will continue to work with the applicant in regards to addressing how the pro posed
building can be designed to best address the building proximity issues to the existing
apartment units to the north and west of the site.
4.7

Streetscape

As per Section 180 of the Zoning Bylaw, there is a building line setback requirement
along Sixth Street of 2.13 metres (7 feet) to accommodate future road widening along the
west side of Sixth Street (from the north side of Carnarvon Street to south side of Eighth
Avenue). The applicant will be required to provide a road dedication equivalent to the
building line setback requirement, upgrade the sidewalk and install street trees along the
Sixth Street frontage, similar to what was required of the development to the north.
The applicant will also be providing a dedication of approximately 4.25 feet (1.3 metres)
along the Welsh Street frontage to facilitate future widening of this roadway which
currently acts more as a rear lane given its narrow configuration.
4.8

Traffic

A traffic analysis will be required to assess the additional traffic that the pr oposed
development would create along Sixth Street and other nearby roadways. Some positive
attributes of the subject site is that it is located within walking distance to commercial
amenities, schools, parks, and transit (frequent bus route along Sixth Street).
4.9

Heritage

The existing buildings on the site were originally constructed as homes in 1919 and then
converted over the years into restaurants. Based on discussions with the City’s Heritage
Planner, the historical value of these buildings has been significantly diminished as a
result of all the modifications to the exterior and interior of these structures over the
years.
4.10 Parking
The applicant is providing off-street parking in excess of the requirements of the Zoning
Bylaw; however the applicant will need to provide two additional parking spaces (as part
of parking count) for disabled persons’ parking. The applicant will need to provide 14
extra long-term bicycle parking stalls as part of the proposed development. Staff will
work with the applicant in addressing these requirements.
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There is currently a covenant on title for 610 Welsh Street in favor of the subject property
in order to address parking requirements for the existing uses (restaurant) located on the
subject site. The applicant is proposing to meet all parking requirements on the site
which eliminates the need for a parking covenant on 610 Welsh Street. Staff will work
with the applicant and the owner of 610 Welsh Street to discuss this further and address
the covenant since it will no longer be necessary if all future off-street parking
requirements are achieved on site.
4.11 Sustainability
The applicant has submitted a preliminary sustainability report card for the proposed
development which will be reviewed and further refined as staff move forward with this
proposal. Some sustainability aspects of the project include the proximity of the proposed
site to the Frequent Transit Network and the enclosed balconies which will allow for
year-round use while achieving energy savings for the building.
5. PROCESS
Should the Land Use and Planning Committee request staff move forward with this
proposal, the applicant will be required to follow the standard Rezoning and
Development Permit Process. As outlined above, this application would be contingent
on Council approving the proposed amendment to the UC Uptown Commercial land use
designation to allow flexibility for residential uses at grade within portions of Sixth
Street between Fourth Avenue and Royal Avenue. Staff also recommends that the
outstanding issues be resolved and reported back to the LUPC prior to proceeding with
next steps, as follows:
1. LUPC request staff work with the applicant to address the issues outlined within this
report and report back to the LUPC.
2. Presentation to the Brow of the Hill Residents’ Association and Queen’s Park
Residents’ Association.
3. Public Open House advertised through the local newspaper and City website with
written invitations to the Brow of the Hill Residents’ Association, Queen’s Park
Residents’ Association, and Uptown Business Association.
4. Presentation of proposed Development Permit application submission to the New
Westminster Design Panel.
5. Public Open House #2.
6. Follow-up report to LUPC with proposed Rezoning Amendment Bylaw.
7. APC Consideration of proposed Rezoning Amendment Bylaw.
8. Report to Council for consideration of First and Second Readings of the proposed
Rezoning Amendment Bylaw and consideration of Third Reading.
9. Consideration of Final Adoption of proposed Rezoning Amendment Bylaw (subject
to OCP amendment to UC Uptown Commercial being approved considered by
Council prior to rezoning) and Consideration of Development Permit.
10. Development Permit registered on title.

Agenda Item 427/2015

City of New Westminster

November 2, 2015

8

6. OPTIONS
The following options are provided for the Committee’s consideration:
1) That the Land Use and Planning Committee requests that staff work with the
applicant to address the following issues and report back to the Land Use and
Planning Committee before this proposal moves forward to public consultation:
-

Front yard and Side Yard setback of the proposed building to allow for
adequate useable open space for ground-oriented units and provision of a
suitable landscape buffer within the property boundary to screen the outdoor
patio areas for ground-oriented units from vehicular traffic.

-

Building separation between the proposed building and the existing mixed use
tower to the north.

-

Provision of two additional parking spaces for disabled persons and fourteen
additional long-term bicycle parking stalls.

-

Provision of Adaptable Housing Units equivalent to 40% of the total number of
units.

2) That the Land Use and Planning Committee requests that staff do not proceed with
processing this application until the proposed OCP amendment for the (UC)
Uptown Commercial land use designation to allow for flexibility for groundoriented residential uses at grade on Sixth Street between Fourth Avenue and
Royal Avenue has been approved by Council.
3) That the Land Use and Planning Committee provides staff with alternative
direction.
Staff recommends Option 1.

ATTACHMENTS:
Appendix A - Project Drawings - La Rustica
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“La Rustica” Proposal
228 and 232 Sixth Street

Land Use and Planning Committee
Presentation
November 2, 2015
Rupinder Basi
Development Services

• Applicants: Points West Architecture & Quadra Homes (property
owner)
• Proposed Rezoning and Development Permit Application for a 53
unit, six-storey multi-unit residential building with ground-oriented
units and underground parking.
• Rezone from Community Commercial Districts (High-Rise) (C-3A) to a
Comprehensive Development District (CD)
• Access for underground parking from Welsh Street.

La Rustica – 228 and 232 Sixth St.

Proposal Overview

•

Official Community Plan – Uptown Commercial (UC)
• This area will include commercial uses at the street level and may include
commercial, office, or residential uses above the ground level. Densities
may range from medium to high. Depending on the provision of
amenities, a density bonus may be considered.
•

•

Rezoning Application would be subject to Council approving proposed
OCP amendment proposed by Staff for the Uptown Commercial (UC)
designation to allow flexibility for ground-oriented residential uses and
open space between Fourth Avenue and Royal Avenue.

Family-Friendly Housing Bylaw
• Multi-unit apartment buildings (strata) are required to have a minimum of
30% two-bedroom and three bedroom dwelling units, of which 10% of the
total dwelling units shall have three bedrooms or more.
•

Proposal will include 60.4% two bedroom and three bedroom units, with
22.6% of the overall units having 3+bedrooms.

La Rustica – 228 and 232 Sixth St.

Key Policy Considerations

Topic

Design Response & Required follow-up

Urban Design – relationship to Sixth
Street

•

•

Ground-oriented townhouse units or “city
homes” provided with front doors, private
patios, and landscaping to animate the
street
Setback & Landscaping to be further
addressed.

Adaptable Housing Units

•

Applicant will need to provide further
information to ensure that 40% of all units
will be designed as Adaptable Housing
Units

Proximity to Adjacent Buildings

•

Building designed in an “L” configuration
with a NW courtyard to provide greater
open space between existing tower to the
north and proposed building
Rear Setback – 19.7 ft.
Side Setback (North) – 9.6 ft. to 27 ft.
Stepback in building height - 3 to 6 storeys
from North to South & 5 to 6 storeys from
West to East)

•
•
•

La Rustica – 228 and 232 Sixth St.

Key Consideration Matrix

Topic

Design Response & Required follow-up

Proximity to Adjacent Buildings
(cont’d.)

•
•

Parking and Traffic

•
•
•
•

Streetscape

•
•

Privacy of units will be addressed through
bedroom configuration &
landscaping/screening
Staff will work with applicant to further
address building proximity considerations
Further details required to ensure
adequate H/C parking and long-term
bicycle parking.
Current proposal shows an access of
parking spaces required beyond ZB
requirements.
Traffic Analysis to be required as proposal
moves forward
Parking covenant on 610 Welsh to be
removed
7 ft. (2.13 m) building line setback required
along Sixth St. to accommodate future
widening. Dedication to be provided
4.25 ft. (1.3 m.) dedication required along
Welsh.

La Rustica – 228 and 232 Sixth St.

Key Consideration Matrix

1) That the Land Use and Planning Committee requests that staff work with the
applicant to address the following issues and report back to the Land Use and
Planning Committee before this proposal moves forward to public consultation:
•

•
•
•

Front yard and Side Yard setback of the proposed building to allow for
adequate useable open space for ground-oriented units and provision of a
suitable landscape buffer within the property boundary to screen the outdoor
patio areas for ground-oriented units from vehicular traffic.
Building separation between the proposed building and the existing mixed use
tower to the north.
Provision of two additional parking spaces for disabled persons and fourteen
additional long-term bicycle parking stalls.
Provision of Adaptable Housing Units equivalent to 40% of the total number of
units.

2) That the Land Use and Planning Committee requests that staff do not proceed with
processing this application until the proposed OCP amendment for the (UC)
Uptown Commercial land use designation to allow for flexibility for ground-oriented
residential uses at grade on Sixth Street between Fourth Avenue and Royal Avenue
has been approved by Council.
3) That the Land Use and Planning Committee provides staff with alternative direction.
Staff recommend options 1 and 2.

La Rustica – 228 and 232 Sixth St.

Options for Rezoning and
Development Permit Application
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November 2 2015 LUPC Minutes

PRESENTATIONS
2.

No Items

UNFINISHED BUSINESS
3.

No Items

REPORTS FOR ACTION
4.

228 and 232 Sixth Street - La Rustica Site Redevelopment - Preliminary
Report
Rupinder Basi, Senior Planner, provided an On-Table PowerPoint presentation
summarizing details of the report dated November 2, 2015.
In response to questions from the Committee, Bev Grieve, Director of
Development Services, and Mr. Basi provided the following information:
• The proposed front setbacks are to ensure there is adequate space for patio
furniture and landscaping within the development;
• 10 foot setbacks are generally preferred;
• Some units would require stairs down from the sidewalk due to the grade,
and would therefore not be accessible;
• The property located at 610 Welsh Street is currently zoned for parking,
and would likely require consolidation with another property in order to be
redeveloped; and,
• The current zoning requires commercial on the lower levels, however,
commercial spaces have not been successful in this area.
Discussion ensued, and the Committee noted the following comments:
• It was suggested that all lower units, including single level units, could be
provided with an individual front door;
• The townhomes could be provided with additional distinction from the
apartment tower; and,
• The two-level units could be continued from Sixth Street onto Welsh Street.

November 2, 2015
Doc #776661

Land Use and Planning Committee Minutes

Page 2

MOVED and SECONDED
THAT the Land Use Planning Committee request staff to work with the applicant
to address the following urban design issues and report back to the Committee
before this proposal moves forward to public consultation:
• Front yard and Side Yard setback of the proposed building to allow for
adequate useable open space for ground-oriented units and provision of a
suitable landscape buffer within the property boundary to screen the
outdoor patio areas for ground-oriented units from vehicular traffic;
• Building separation between the proposed building and the existing mixed
use tower to the north;
• Provision of two additional parking spaces for disabled persons and
fourteen additional long-term bicycle parking stalls;
• Provision of Adaptable Housing Units equivalent to 40% of the total
number of units; and,
• Attention paid to the design of the City Homes and bottom level of the
development.
CARRIED.
All members of the Committee present voted in favour of the motion.
5.

New Westminster Child Care Needs Assessment
John Stark, Senior Social Planner, summarized the report dated November 2, 2015
regarding New Westminster’s child care needs assessment.
In response to questions from the Committee, Bev Grieve, Director of
Development Services, and Mr. Stark provided the following information:
•
•
•
•
•
•

There are multiple childcare options for children between three and five;
There are very few infant childcare option;
It is challenging for the City to attract affordable or not-for profit childcare;
Childcare grants allow childcare facilities to keep their costs lower;
Major capital grants are required to provide cost friendly childcare; and,
Ensuring that quality service is provided in both for and not-for profit
childcare facilities is an issue that is addressed by Provincial regulations,
and could be achieved by providing fair wages, reducing staff turnover,
requiring that staff receive an early childcare certificate.

November 2, 2015
Doc #776661

Land Use and Planning Committee Minutes
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February 2016 Design Submission
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