REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
Notice is hereby given of the following Land Use and Planning Committee:
May 7, 2018 at 12:00 p.m.
Committee Room 2, City Hall

AGENDA
ADDITIONS / DELETIONS TO THE AGENDA
MOTION to amend/approve the Land Use and Planning Committee agenda.
REVIEW AND ADOPTION OF CONSENT AGENDA
ADOPTION OF MINUTES
1. Adoption of the Minutes of March 12, 2018 LUPC Meeting
PRESENTATIONS
2. No Items
UNFINISHED BUSINESS
3. No Items
REPORTS FOR ACTION
4. 611 Agnes Street: Preliminary Application Review for 33 Storey Mixed Use
Market Rental, Retail and Child Care Proposal
5. 1209 – 1217 Eighth Avenue: Preliminary Application Review for 22 Unit Infill
Townhouse Proposal
6. 310 Salter Street (Port Royal): Preliminary Application Review for 87 Unit
Residential Strata Development with Building Heights Ranging from Four to Six
Storeys
CONSENT AGENDA
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Doc #1202679

Land Use and Planning Co mmittee Minutes

Page 1
LUPC Package Page 1

7. 647 Ewen Avenue (Slovak Hall): Heritage Revitalization Agreement and Heritage
Designation to Convert Hall for Two Residential Units and Add Three
Townhouse Units - Preliminary Report
8. 620 Third Avenue: Temporary Use Permit for Youth Residential Recovery
Program - Preliminary Report
ITEMS REMOVED FROM THE CONSENT AGENDA

DIRECTOR’S / MANAGER’S REPORT (Oral Report)
9. No Items
NEW BUSINESS
10. No Items
CORRESPONDENCE
11. No Items
ADJOURNMENT
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Item 1a

REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
March 12, 2018 at 11:00 a.m.
Committee Room #2, City Hall

MINUTES
PRESENT:
Mayor Jonathan Coté
Councillor Jaimie McEvoy
Councillor Mary Trentadue
GUESTS:
Taizo Yamamoto
Myron Calof
John Saliken

- Acting Director of Development Services
- Senior Development Planner
- Senior Transportation Planner
- Heritage Policy Planner
- Committee Clerk

R

STAFF:
Ms. Jackie Teed
Mr. Rupinder Basi
Mr. Stephen Blore
Ms. Britney Quail
Ms. Debbie Johnstone

AF

T

- Yamamoto Architecture
- I4 Property Group
- SUVA Architecture

D

The meeting was called to order at 11:13 a.m.
ADDITIONS / DELETIONS TO THE AGENDA
MOVED and SECONDED
THAT the March 5, 2018 Land Use and Planning Committee agenda be adopted.
CARRIED.
All members of the Committee present voted in favour of the motion.
REVIEW AND ADOPTION OF CONSENT AGENDA
MOVED and SECONDED
THAT items 6 and 7 be removed from the Consent Agenda; and,
THAT the recommendations for items remaining in the Land Use and Planning
Committee Consent Agenda be adopted by consent.
CARRIED.
All members of the Committee present voted in favour of the motion.
March 12, 2018
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ADOPTION OF MINUTES
1.

Adoption of the Minutes
MOVED and SECONDED
THAT the February 19, 2018 minutes of the Land Use and Planning Committee be
adopted; and,
THAT the March 5, 2018 minutes of the Land Use and Planning Committee be
adopted.
CARRIED.
All members of the Committee present voted in favour of the motion.

PRESENTATIONS
No Items

T

2.

3.

No Items

REPORTS FOR ACTION
4.

No Items

228 and 232 Sixth Street: Proposed Rezoning and Development Permit to
Facilitate a Proposed Six Storey, 53 Unit Multiple Residential Building

D

5.

R

CONSENT AGENDA

AF

UNFINISHED BUSINESS

THAT the Land Use and Planning Committee recommend that Council consider
Zoning Amendment Bylaw 7996, 2018 for First and Second Readings and forward
the bylaw to a Public Hearing on April 30, 2018 subject to the appli cant providing
a letter from the adjacent strata of 610 Third Avenue regarding approval to remove
a tree located near the western property line of the site.
ADOPTED BY CONSENT.
7.

224 Sixth Avenue: Proposed Heritage Revitalization Agreement and Heritage
Designation
THAT the Land Use and Planning Committee recommends that Council consider
Heritage Revitalization Agreement Bylaw 7989, 2018 and Heritage Designation
Bylaw 7990, 2018 for 224 Sixth Avenue for First and Second Readings, and
forward the Bylaws to a Public Hearing on April 30, 2018.
ADOPTED BY CONSENT.
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ITEMS REMOVED FROM THE CONSENT AGENDA
6.

616 and 640 Sixth Street: Proposed Rezoning and Development Permit to
Facilitate a Proposed High Rise Mixed Use Development with Ground
Oriented Commercial, Secured Market Rental, and Market Condominium
Units
Jackie Teed, Acting Director of Planning, and Rupinder Basi, Senior Development
Planner, provided an overview of the project. Mr. Basi introduced the applicant for
the project, Taizo Yamamoto of Yamamoto Architecture.
In response to a question from the Committee, Mr. Yamamoto noted that the rental
units would be ground oriented units closer to the podium and the street. Fifty
percent of the rental units on the lower floors would be two to three bedroom units.

T

In response to questions from the Committee, Ms. Teed, Mr. Basi, and Stephen
Blore, Senior Transportation Planner, provided the following information:

D

R

AF

 The secured market rental units would be owned and operated by a single
company, following a secured long term housing agreement;
 The majority of the concerns from the local residents in reference to this site
relate to the following issues:
o Existing parking and truck traffic from the mall on Princess Street,
o A desire to see the parkade access ramp moved from the proposed
Princess Street location to Seventh Avenue, which would conflict
with the current Greenway;
o Building height and blocked views of the existing tenants in the high
rise buildings adjacent to the proposed development;
 Discussions with the owners of the Royal City Mall have taken place with
regard to potentially staggering pick up and drop off times for deliveries, or
using smaller delivery vehicles;
 The City would have power to restrict loading times of the delivery trucks
on Princess Street itself, but less ability to restrict loading times on private
property;
 The proposed car share in the building, which would be run by Modo or Zip
Car or equivalent, would be available to all members of these programs via
fob access, not just the building residents;
 The Development Services department has not been actively monitoring
how car share spaces have worked in other buildings in the City, however
they have started expecting covenants on the car share spaces, as well as
security to cover the cost of a car share vehicle and a requirement of a letter
of confirmation from the car share operator that they will be operating there;
 The Transportation department’s review has shown that the main issues with
Princess Street that have been expressed by local residents relate to existing
uses of the street by the mall, not the proposed project;
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AF

T

 As part of this project there would be offsite works requirements for the site
in regards to pedestrian safety, including the provision of sidewalks, and a
new traffic signal at Princess Street and Sixth Street or Eighth Street to
address traffic flow issues;
 The Transportation department acknowledges that the proposed traffic
signals at Princess Street and Sixth or Eighth Streets seem close to Sixth
Avenue and they are working with traffic engineers to establish which end
of Princess Street would be the most feasible and safe for a signal to be
installed;
 While the feasibility of a signal is being confirmed, the proponent has been
asked to provide a contribution for the signal at a yet to be determined
location on Princess Street;
 The expectation is that the signal would be timed with the development, and
the engineers have been asked to complete a detailed analysis at each end of
Princess Street to assess the challenges with respect to the competing
interests of the proximity of the Sixth Avenue signal and turning lanes (on
Eighth Street) and issues with trying to encourage Sixth Street as a Great
Street;
 The Transportation department has been looking at the engineering
feasibility work completed a number of years ago and how this connects
with the design of Sixth Street as a Great Street – challenges lie in the timing
of the plans for the Great Street and this development, and minimizing the
negative impacts of the future of the Great Street;
 The development proposes several contributions to the edges of the building
which would satisfy the aims of Sixth Street as a Great Street, including:
o A publicly accessible and privately owned plaza at Sixth Street and
Seventh Avenue, providing additional setback from the pedestrian
realm;
o Decorative paving within the privately held areas of the sidewalk to
enhance the streetscape;
o A boulevard of planted trees; and,
o The integration of the bike lane at Seventh Street.

In response to a question from the Committee, Mr. Yamamoto responded that the
goal of the project was that the retail adjacent to the public plaza would have a
presence on to the plaza directly and would provide an active use that could spill
out onto the plaza, i.e. a restaurant or grocer. He further explained that the desire is
to leave it open to ensure it can be programmed in different ways, e.g. a Christmas
market, community events, performances etc.
In response to questions from the Committee, Ms. Teed, Mr. Basi, and Mr. Blore,
provided the following information:
 The City’s Parks and Open Space Planner has looked at the plaza space and
has provided feedback which has been integrated into the proposal;
 The zoning will indicate that the retail space adjacent to the plaza would
need to be an active commercial retail use;
March 12, 2018
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 A transportation study showed that for Princess Street this site currently sees
32 am peak hour trips and 64 pm peak hour trips, and future projections
from the model show 75 am peak hour trips, and 85 in pm peak hour; and,
 The am and pm peak hour trips suggest a relatively small increase in the site
usage, however the development’s proximity to transit may change the
reliance on the use of private vehicles.
The Committee provided the following comments:

D

R

AF

T

 Managing the trucks on Princess Street would be beneficial to the
neighbourhood;
 Appreciation for the reduction in parking was noted;
 Allowing more than one car share company and educating the public that the
spaces are available in the building may increase the use of the allocated car
share spaces, as this may encourage users who are not building residents to
use these as destination parking spots in the area;
 An overall review of the policy in terms of car share parking allocation and
the success of car share spaces in projects over the past ten years in the City
would be beneficial;
 The plaza is an interesting and positive space, however it will be important
to ensure the space is properly utilized and contributes to the City’s goals for
open spaces, and not simply used as a building entrance;
 This project has made great strides in terms of urban design and fits in with
the OCP designation identified for the area;
 The main issues which would need additional information and clarity
provided to Council going forward appear to be:
o Concerns about Princess Street – this appears to be the big issue from the
public’s point of view;
o How the project can integrate with the Great Street program; and,
o How the plaza space can be seen as an amenity to the community.

MOVED and SECONDED
THAT the Land Use and Planning Committee recommend that Council consider
Zoning Amendment Bylaw 7997, 2018 for First and Second Readings and forward
the bylaw to a Public Hearing on April 30, 2018.
THAT the Land Use and Planning Committee recommend that Council direct staff
to dedicate additional resources to transportation improvements along Princess
Street in order to resolve existing conflicts and challenges regarding parking,
delivery and pedestrian uses, taking into consideration the public consultation
undertaken for the subject rezoning.
THAT the Land Use and Planning Committee recommend that staff provid e
additional information to Council with respect to p otential traffic concerns on
Princess Street, and greater clarity on how this project will integrate an d enhance
the Great Street Program, and further consideration regarding the privately
March 12, 2018
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owned, publicly accessible plaza and how this can be established as an amenity for
the public.
CARRIED.
All members of the Committee present voted in favour of the motion.
7.

406, 408, 410 and 412 East Columbia Street: Proposed Rezoning and
Development Permit to Facilitate a Proposed Six Storey Mixed Use
Development with Ground Oriented Commercial Second Storey Office and
Secured Market Rental

AF

T

In response to questions from the Committee, Mr. Basi provided the following
information:
 The applicants are proposing a non-traditional type of unit layout in some
units, which include inset bedrooms, which does not fit within the City’s
family friendly design guidelines for the one and two bedroom units; the
three bedroom units would meet family friendly guidelines which allow for
one of the bedrooms within a three bedroom unit to not have a direct
window to the exterior;
 The inset bedrooms would provide light coming in from a glass wall in the
unit, rather than from a direct bedroom window to the outside; and,
 The one-bedroom units have been designed with the inset bedrooms in order
to manage the lot size and depth.

D

R

In response to questions from the Committee, Myron Calof, I4 Property Group,
provided the following information:
 The design of the one-bedroom units is due to the fact that this development
only has 113 feet of lot depth (rather than the usual 120 feet), so when
forced to make a decision between the maximizing the number of units
versus the depth, they decided to put the emphasis on the provision of more
secured market rental units;
 The inset bedrooms layout would offer a larger than conventional living and
social space, albeit smaller bedrooms, and this has worked well in other
buildings in New Westminster, such as the Trapp Holbrook project, and in
projects in Vancouver and Edmonton; and,
 The future of the commercial units could vary with the development but the
intention is to keep the storefronts at 26 feet (or some multiple of that
number), with a column on each side.
Mayor Coté commented that the rationale for the inset windows makes sense for
this project, however it should not be seen as precedent-setting in the City, and
each project would continue be evaluated by Council on a case by case basis.
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MOVED and SECONDED
THAT the Land Use and Planning Committee recommend that Council consider
Zoning Amendment Bylaw 7995, 2018 for First and Second Reading and forward
the bylaw to a Public Hearing on April 30, 2018 subject to the applicant providing
a written overview to staff regarding their discussions with the owners of 402 and
414 East Columbia regarding building proximity prior to the April 9, 2018 Council
Meeting.
CARRIED.
All members of the Committee present voted in favour of the motion.
DIRECTOR’S / MANAGER’S REPORT (Oral Report)
8.

No Items

NEW BUSINESS
No Items

T

9.

10.

No Items

ADJOURNMENT

AF

CORRESPONDENCE

D

R

ON MOTION, the meeting was adjourned at 11:56 a.m.

MAYOR JONATHAN COTÉ
CHAIR
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Item 4

REPORT
Development Services
To:

Land Use and Planning Committee

Date:

5/7/2018

From:

Jackie Teed
Acting Director of Development
Services

File:

PAR01224

Item #:

26/2018

Subject:

611 Agnes Street: Preliminary Application Review for 33 Storey Mixed
Use Market Rental, Retail and Child Care Proposal

RECOMMENDATION
THAT the Land Use and Planning Committee endorse the recommendations
summarized in the Feedback from LUPC Section in this report and direct staff to
include that and other feedback from LUPC in the pre-application letter to the
applicant.

EXECUTIVE SUMMARY
The applicant has submitted a pre-application review inquiry for a 33 storey Mixed Use
Building with 303 market rental units. The proposed building would include 1,137.1 square
metres (12, 240 square feet) of commercial retail space over two levels at grade and 438.1
square metres (5,200 square feet) of floor space which would be offered for use by a not -forprofit daycare at the Cunningham Street level of the building.
The proposed building would have a total FSR of 9.14, of which 8.47 FSR would be secured
market rental residential, 0.2 FSR would be not-for-profit daycare space, and 0.47 FSR
would be retail commercial space.
The application includes the proposed demolition of the existing 5,921.64 square metres
(63,740 square feet) building on the site, the majority of which is currently used as
commercial office space.
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Should this pre-application inquiry proceed to a formal application, the proponent would
need to submit Rezoning and Special Development Permit applications to facilitate the
change in zoning required and a review of the form and character of the proposal.
In addition to other comments, there are five items that staff would like to receive fe edback
from the Land Use and Planning Committee, as outlined in the Feedback Section of this
report.
1. PURPOSE
The purpose of this report is to seek preliminary feedback from the Land Use and Planning
Committee in regards to a pre-application development inquiry for a proposed 33 storey
Mixed Use Building with 303 Market Rental Units at 611 Agnes Street prior to the applicant
submitting formal Rezoning and Development Permit applications.
2. POLICY AND REGULATIONS
2.1 Downtown Community Plan Land Use Designati on
Mixed Use High Density: The Downtown Community Plan notes the following details
regarding the Mixed Use High Density Designation:
 mixed-use (commercial and/or residential) throughout Downtown, outside of
Columbia Street Historic Mixed-Use;
 retail, office, service or residential uses;
 any combination of the above (can be one use or multiple uses)
 Commercial development is required only in areas identified in the Downtown
Community Plan and only at street level.
The form of the proposed development is generally consistent with the Mixed Use High
Density Land Use Designation in the Downtown Community Plan.
2.2 Development Permit Area
The site is within the #1 Downtown Development and Special Development Permit Area.
The Development Permit Area seeks to support the Downtown’s Regional Town Centre
designation in the Regional Growth Strategy. This Development Permit Area outlines
objectives and guidelines for:
 The form and character of commercial, multifamily, institutional and intensive
residential development.
 Protection of the natural environment, its ecosystems and biological diversity.
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 Revitalization of an area in which a commercial use is permitted.
 Objectives to promote energy and water conservation and reduction of greenhouse gas
emissions.
A Special Development Permit (SDP) issued by the Director of Development Services is
required before doing any work which would result in development or alteration to the lands
or exterior of buildings on the lands within this portion of the Downtown. SDPs functio n
similar to a regular Development Permit, but under the New Westminster Redevelopment
Act, the City was given special authority to regulate urban redevelopment within this area.
2.3 Downtown Building and Public Realm Design Guidelines and Master Plan
The Downtown Building and Public Realm Design Guidelines and Master Plan provides
guidance in achieving a high quality, cohesive Downtown that honours the historical and
cultural context of New Westminster. This document serves as a toolkit to inform public
realm improvements both on and off-site within the Downtown area.
The subject site is located on the eastern edge of the Tower Precinct in the Downtown
Building and Public Realm Design Guidelines. This area is described as follows within the
guidelines:
The Tower Precinct will continue to develop as a highly urbanized component of New
Westminster’s Downtown with the SkyTrain Station at its core. Serving as a regional
destination, it is anchored by existing and developing education and commercial
destinations, including Douglas College, Plaza 88 and the retail mall at the foot of
Royal Ave. It is anticipated that the area will accommodate a significant share of
Downtown’s residential and commercial growth.
2.4 Zoning Bylaw
The subject site is currently zoned Downtown Mixed Use Districts (High Density) (C-4).
This district would permit a maximum residential density of 3.0 FSR and a maximum overall
density of 5.2 FSR. The maximum permitted height on this site is currently 12.92 metres (40
feet), which would accommodate three to four storeys.
2.5 Density Bonus Phase 2
In 2014, Council adopted amendments to the Zoning Bylaw which implemented Density
Bonus Phase 2, as well as the Density Bonus Phase 2 Policy, which covers high density
development in Downtown.
The subject sites are located in Downtown and are included within the Density Bonus
Program and Policy based on their current Downtown Community Plan designation. The
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Policy would support a rezoning of this site to C-4(DB) which would allow a maximum
residential FSR of 5.2 and a maximum height of 73.15 metres (240 feet, accommodating
about 24 storeys) in exchange for bonus density charges set out in the Zoning Bylaw. Within
these maximums, bonus density charges are not required to be paid for market rental
residential units secured by a housing agreement.
Where an application exceeds the height and density anticipated, the policy allows Council
discretion where unique and exceptional circumstances warrant additional density.
2.6 Secured Market Rental Housing Policy and Incentives
The Secured Market Rental Housing Policy provides incentives to encourage the
development of secured market rental housing projects by the private sector. The objective is
to increase the supply of market rental housing and ensure security of tenure over time.
Rental units created under this policy are secured by Housing Agreements and no -separate
sales (no stratification) covenants. Significant incentives have been offered through this
policy including reduced parking requirements and waiver of payment of Density Bonus and
Voluntary Amenity Contributions.
2.7 Family-Friendly Housing Bylaw and Design Guidelines
The City’s Family Friendly Housing Policy and Regulations would require a minimum of
5% of the units to be three-bedroom units, and 25% of the units to be two- or three-bedroom
units for purpose built market rental developments.
2.8 Child Care Strategy
The 2016 Child Care Strategy provides an overall vision, policy framework and three -year
action plan in support of a comprehensive child care system in New Westminster which
recognizes that quality, accessible and affordable child care is necessary to create a complete
and healthy community and a prosperous economy. The Child Care Strategy is based on a
Needs Assessment undertaken every five years, and recommends a range of policy directions
and actions to improve the quality, accessibility, and affordability of childcare in New
Westminster.
2.9 Office Space
Official Community Plan Economy and Employment Policy 3.3 states the City will
“Encourage office development in new and existing buildings and support more versatile
workspaces.” Supporting this Policy is Action 3.3e which promotes “office development in
strategic locations, including Downtown, the Uptown Center and Frequent Transit
Development Areas.” the two SkyTrain Precincts identified in the Downtown Community
Plan, where commercial developments are encouraged, through density incentives, to have
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office space. Furthermore, the draft Economic Development Plan seeks to target technology,
creative, education and healthcare businesses in these growth sectors. Ensuring a diverse and
available supply of office space is critical for attracting these businesses.
Downtown zoning schedules allow an applicant to choose to develop residential or of fice
floor space. Residential condo development would be required to make bonus density
contributions for the amounts above the permitted base density. Commercial, non-market
residential and secured market residential floor space is not required to make bo nus density
contributions. Given this, residential floor space, both market rental and condo, have been
out competing office floor space. Discretionary rezoning applications are still required in a
majority of development scenarios in the downtown; however, a policy would likely be
necessary to find ways to incentivize the development industry to build office floor space in
the same way the City provides incentives to encourage secured market rental housing. There
is an action identified in the Official Community Plan to explore changes to the Zoning
Bylaw that would minimize barriers to achieving office development. As part of this work,
an incentive program for office space is also anticipated to be explored. This is an action
item identified within future workplans and through collaboration between the Development
Services and Planning and Economic Development Department.
3. BACKGROUND
3.1 Site Characteristics and Context
The subject site is located in the Downtown neighbourhood, at the north west corner of Sixth
and Agnes Streets. The site is currently occupied by a four storey commercial office and
retail building of 5,921.64 square metres (63,740 square feet). The site slopes approximately
6 metres (19.68 feet) from the high point at the north east corner to the low point at the south
west corner.
To the north of the site are two to three storey commercial office buildings. To the west of
the site is a four storey commercial retail and office building. To the south of the site is a
mixed use building with commercial retail at grade and three storeys of residential above, a
vacant lot and a lot used for automobile repair. To the east of the subject site across Sixth
Street are one and two storey commercial retail buildings and a two storey commercial office
building. A site context map is attached in Appendix A.
4. PROJECT DESCRIPTION
4.1 Project Description
The proposal is for a 33 storey Mixed Use Building with 303 market rental units. The
proposed building would include 1,137.1 square metres (12, 240 square feet) of commercial
retail space over two levels at grade and 438.1 square metres (5,200 square feet) of floor
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space which would be offered for use by a not-for-profit daycare. The applicant submission
package is attached as Appendix B.
The proposed building would have a total FSR of 9.14, of which 8.47 FSR would be market
rental residential, 0.2 FSR would be not-for-profit daycare space, and 0.47 FSR would be
retail commercial space. The building would consist of a two to three storey podium which
steps down with the slope, with a 650 square metre (7,000 square foot) floorplate tower
located at the eastern side of the site. The proposal includes floorplates of 650 square metres
(7,000 square feet) which are appropriate and in the range anticipated through the Downtown
Building and Public Realm Design Guidelines and Master Plan.
Retail commercial has been proposed along the Agnes Street frontage with a restaurant space
above this level accessed at the corner of Sixth and Cunningham Streets.
The proposal includes a 37-space childcare facility (12 infant toddler spaces and 25 preschool age spaces) at the Cunningham Street ground level. As a result of the slope of the site,
outdoor play space for the child care has been provided above the retail space fronting Agnes
Street below. The applicant proposed a not-for-profit operator for the facility.
Off-street parking access for the building has been proposed off of Agnes Street. The
proposal includes 285 proposed parking spaces where only 265 spaces would be required
based on current regulations.
A formal submission for this proposal would require Rezoning and Special Development
Permit applications.
4.2 Project Statistics
Existing Site Area (gross)
Site Frontage
(Sixth Street)
Average Lot Depth
Floor Space Ratio
Overall
Residential
Commercial*
Height

Permitted/Required
5.2 FSR
3.0 FSR
at grade retail
73.15 metres (240 feet)
24 storeys

Proposed
2,427 square metres
(26,112 sq. ft.)
40.23 metres
(131.99 feet)
60.29 metres
(197.80 feet)
9.14 FSR
8.47 FSR
0.67 FSR
33 storeys
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-

303 units

265 spaces
208 spaces
31 spaces
26 spaces

285 spaces
282 spaces
31 spaces
23 spaces
* includes childcare floor space

**not including any parking reduction incentives

4.3 Height and Density Comparison
The current zoning of the subject site would permit a maximum residential density of 3.0
FSR, a maximum overall density of 5.2 FSR, and a maximum permitted height of 12.92
metres (40 feet). The Density Bonus Policy would support a rezoning of this site to allow a
maximum residential FSR of 5.2 and a maximum height of 73.15 metres (240 feet), with
applicable Density Bonus charges. As Sixth Street is a Great Street, commerc ial retail floor
space would be required along this frontage as a minimum. The applicant has proposed an
FSR of 9.14 and a height of 89.7 metres (294 feet), both in excess of that anticipated in the
policy. A comparison of the three scenarios follows:
Existing Zoning
(C-4)

Density Bonus
Phase 2

Proposal

Density (FSR)
Overall
Residential
Height

5.2
3.0

9.14
8.47
Not provided

Building Storeys

4 storeys

5.2
5.2*
73.15 metres (240
feet)
24 storeys

33 storeys
*must include retail at grade

4.4 Proximity to Transit
The property is within a five minute walking distance of the SkyTrain (Columbia Street and
New Westminster Stations) and of the Frequent Transit Network (Sixth Street).
Transit Service:
SkyTrain Station
(Columbia Station)
SkyTrain Station
(New Westminster Station)
Frequent Transit Network
(Sixth Street)

Project Distance
250 metres / 820 ft.
340 metres / 1,115 ft.
65 metres / 215 ft.
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5. ANALYSIS
5.1 Comparison with Similar Applications
Where an application exceeds the density anticipated, the policy allows Council discretion
where unique and exceptional conditions warrant additional density. Similar recent
applications are summarized with the subject application (highlighted in grey) in the table
below, excluding those which have been given third reading of a Zoning Amendment Bylaw
and have not yet been adopted. Each of these applications has stated having unique
circumstances, including addressing a City priority such as affordable child care, heritage, or
development of park space.
Project

Proposed
Total
Density

Proposed
Residntl
Density

Proposed
Storeys

Stated Exceptional
Circumstance

7.2 FSR

Proposed
Density
Over
Reqrmnt
2.0

810 Agnes
Street
514 Carnarvon
St (Holy Trinity
Cathedral)

7.2 FSR

29 storeys

5.8 FSR

5.78 FSR

2.78

30 storeys

618 Sixth Street

6.09 FSR

5.72 FSR

3.29 to
3.9 FSR

29 storeys

611 Agnes
Street
(This Proposal)

9.14 FSR

8.47 FSR

3.94

33 storeys

Design and Construction
of Park Space
Heritage Restoration
and Protection; 30
secured market rental
units; 42 secured nonmarket units.
79 secured market rental
units; $911, 475 amenity
contribution; secured
public plaza space;
Non-market child-care
space; 303 secured
market rental units

6. DISCUSSION
The following section includes topics of discussion related to the propos ed development.
Some sections are followed by a staff recommendation for the Committee’s consideration
related to the area of discussion.
5.1 Consideration of Exceeding the Density Bonus Framework
Proposed Exceptional Condition
The current application includes the proposed provision of a non-for-profit child care facility
with 37 spaces. Twelve of the spaces have been proposed as infant toddler and 25 spaces as
pre-school (3 – 5 year old) spaces. The subject site is located relatively close to the Albert
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Crescent Precinct of the Downtown Community Plan which targets ground-oriented housing
and housing suitable for families.
While more details around the ownership and operator of the proposed childcare space
would be needed, the inclusion of not-for-profit childcare space in the proposed application
could be considered by Council as a reasonable justification for considering density above
the Density Bonus Phase 2 Policy and regulations.
Recommendation: That some density above that prescribed through the Den sity Bonus Phase
2 Policy and Regulations be considered on this site if a not -for-profit daycare is included in
the proposal.
Proposed Density
The applicant has proposed that 100% of the 303 residential units would be secured market
rental units. In other applications where additional secured market rental density may be
requested over policy/ regulation expectations, Council has considered allowing up to 50%
more floor space than what would be expected under the existing policy or regulations.
Density Bonus charges or Voluntary Amenity Contributions are not applicable to additional
floor space for secured market rental uses.
Based on the proposal, about 4.73 FSR (5.2 FSR less the proposed retail space, exclusive of
childcare space) of secured market rental residential floor space could be permitted within
the Density Bonus Phase 2 Policy and regulation framework. An additional fifty percent of
this amount would be 2.37 FSR, giving a total residential density on the site of 7.57
(commercial FSR would be above this). This would be consistent with other similar
applications.
Recommendation: That a residential density for secured market rental of 7.57 FSR be
considered on this site with no Density Bonus charges or Voluntary Amenity Contributions
being applied.
5.2 Building Height
A long-standing urban design principle in the Downtown is that generally the higher up the
slope a building is located, the shorter it should be, in support of maintaining the urban
design prominence of Downtown and the Riverfront. This principal has been used in the
downtown for a number of decades, and existing building height entitlements in Zoning
Bylaw (section 190.49.5) for Downtown increase for east to west and south to north.
The applicant has proposed a building height of 33 storeys, approximately 100 metres (330
feet). The applicant has provided a surrounding building height map and a streetscape section
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for Sixth Street, which provide context in regards to the proposed development height and its
relationship to other buildings and the slope. (Appendix B, pages 8 and 9).
The height of the building is as high as other proposed projects further down Sixth Street,
which are in the order of 30 to 33 storeys. As this building is higher up the slope, a lower
building height on the subject site of 28 or 29 storeys would be more reasonable from an
urban design perspective.
Recommendation: That a building height of approximately 28 or 29 storeys be considered on
this site.
5.3 Office Uses
Office space development and retention of existing floor space is vital to the city, ensuring a
variety of services and employment opportunities exist in the community and contributing to
quality of life for residents, business owners and their employees.
The application includes the proposed demolition of the existing 5,921.64 square metre
(63,740 square foot) building on the site, a majority of which is commercial office space. As
outlined in the Official Community Plan, the City requires both local- and regional-oriented
office space and anticipates attracting up to two million square feet (186,000 square metres)
of new office space by 2041. The proposed reduction in existing office space would need to
be replaced over and above the targeted new office space.
Given the importance of employment generating uses in the downtown, it is considered
reasonable that the proposed development include a minimum amount of office space to
replace some or all of the existing space which would demolished. Staff considers that there
should be two storeys of office space in the new development (floor plate to be determined).
Recommendation: That a minimum of two storeys of replacement office space be included in
the proposal.
5.4 Family Friendly Housing
The Family Friendly Policy and Regulations require 5% of all secured market rental units to
be three-bedrooms and 25% of all secured market rental units to be either two- or threebedrooms. Currently the proposal includes 12 three-bedroom units (3.9%) and 130 two- or
three-bedroom units (42.9%). The number of three bedrooms currently proposed does not
meet the requirements and would need to be increased.
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5.5 Public Realm and Streetscape Improvements
Some initial improvements to the public realm are identified below. Generally, this
application, including the proposed child care component would require a Level 1
Transportation Study.
Sixth Street
Sixth Street has been identified through the Master Transportation Plan as a Great Street.
Planning and designing Great Streets means providing characteristics that make streets
destinations – places for people to be, instead of places to move through.
Given the grade of the site, the application currently includes commercial retail space
accessed from two levels; Cunningham Street accesses the upper level space and Agnes
Street accesses the lower level space. Should the application proceed, particular attention
will need to focus on the interface of the retail space on Sixth Street to achieve Great Street
objectives.
A dedication along Sixth Street may be necessary to widen the sidewalk, accommodate
transit stop and possible shelter, and landscaped boulevard. Should this proposal proceed to a
formal application submission, a detailed review of all required streetscape improvements
will be undertaken by staff.
Corner Plaza
The Downtown Building and Public Realm Design Guidelines and Master Plan identify the
south east corner of Sixth Street and Agnes Street as a potential location for a corner plaza.
An excerpt from the Downtown Building and Public Realm Design Guidelines and Master
Plan which outlines the intent of Corner Plazas is attached as Appendix C.
Through the review of this inquiry, staff considers that the north-west corner of this
intersection, onto which the subject site fronts, may be a more suitable option fo r a corner
plaza that would offer the following benefits:
 Improved solar orientation
 Adjacent to future greenway / bike route
 Other site is more challenging from a development potential perspective.
Staff has also identified the need for corner truncation on Sixth Street at both Agnes and
Cunningham Streets to ensure adequate site lines and safe vehicles movements. A truncation
at Sixth and Agnes Street would already create much of the needed space to accommodate a
modest plaza area.
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Recommendation: That a corner plaza at the Sixth and Agnes Street intersection be required
for this site.
Agnes Street
Agnes Street has been identified as a future greenway and bike route. A functional design for
the Agnes Street Greenway is being developed through the Downtown Transportation Plan
process which is currently underway. The Plan will identify preferred pedestrian and cycling
facility standards along the Greenway including along the site frontage which may require a
dedication along Agnes Street to accommodate the preferred pedestrian and cycling
facilities. Off-street parking access for the building has been proposed off of Agnes Street,
which would not be permitted and would need to be relocated to Clarkson Street. Currently
the proposal anticipates that drop-off and pick-up for the daycare would occur along the
Cunningham Street frontage, which may require reconfiguring.
5.7 Parking
The proposal includes 285 proposed parking spaces, where only 265 spaces would be
required based on current regulations, i.e. the building is over-parked by 20 spaces. The
applicant currently has not indicated any parking for the daycare, which may require some of
these 20 spaces. The application also has not applied incentives for which the proposal may
be eligible, which could further reduce required parking. Should this proposal move forward,
staff will work with the applicant to explore options for reducing parking through the
Transportation Demand Management (TDM) incentives outlined within the Zoning Bylaw
such as the provision of car-share spaces and shared use of parking.
7. CONSULTATION
Should the proponent proceed with formal development applications for the site, they would
be required to undertake public engagement as per the City’s process for Development
Permit and Rezoning applications including an applicant-led Open House (minimum one
meeting) and a presentation to the Downtown Residents’ Association. Review by the New
Westminster Design Panel and Advisory Planning Commission would also be required.
8. REVIEW PROCESS
Feedback from the LUPC would be incorporated into a formal pre-application review letter
which would be provided to the applicant. The pre-application letter also outlines the
application requirements from City departments.
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9. INTERDEPARTMENTAL LIAISON
The City has now initiated a project-based team approach for reviewing development
applications. A staff-led project team has conducted an initial review of the proposal. This
inquiry has also been reviewed by Economic Development staff in the Office of the CAO.
Should a formal application be received this project team will continue with a more detailed
review of the proposal.
10. FEEDBACK LUPC
Staff is seeking general feedback from the LUPC on the proposed development. In addition,
staff seek LUPC endorsement of the following recommendations:
1. That some density above that prescribed through the Density Bonus Phase 2 Policy
and Regulations be considered on this site if a not-for-profit daycare is included in
the proposal.
2. That a residential density for secured market rental of 7.57 FSR be considered on this
site with no Density Bonus charges or Voluntary Amenity Contributions being
applied.
3. That a building height of approximately 28 or 29 storeys be considered on this site.
4. That a minimum of two storeys of replacement office space be included in the
proposal.
5. That a corner plaza at the Sixth and Agnes Street intersection be required for this site.
11. OPTIONS
The following options are offered for consideration of the LUPC:
1. That the Land Use and Planning Committee endorse the recommendations
summarized in the Feedback from LUPC Section in this report and direct staff to
include that and other feedback from LUPC in the pre-application letter to the
applicant.
2. That the Land Use and Planning Committee provide staff with alternative direction.
Staff recommends Option 1.
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ATTACHMENTS
Appendix A - Site Context Map
Appendix B - Applicant Submission Package
Appendix C - Downtown Building and Public Realm Design Guidelines Plaza Excerpt
This report has been prepared by:
Mike Watson, Planner
This report was reviewed by:
John Stark, Acting Manager of Planning

Jackie Teed
Acting Director of Development
Services
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THE PROPOSAL

RENTAL HOUSING

The proposal is to rezone the site at 611 Agnes Street in New
Westminster from a six-storey oice building to a 33-storey rental
residential building with retail and a childcare facility at grade.

Market rental housing is a critical part of the housing spectrum.
Quality purpose-built market rental housing is increasingly becoming the best housing option for many Lower Mainland residents for whom ownership may not be an option. During the last
census period (2009 – 2015) 76% of all new households created
in Vancouver were renters, a signiicant increase from 40% during
the previous census period – close to double. Municipalities experiencing similar housing trends as Vancouver are likely seeing a
similar increase in renter households.

Rental Housing
This project will contribute approximately 303 purpose-built rental units and aims to exceed the City’s requirement for 25% family
units in rental projects.
Childcare
The proposal includes a 37-space childcare facility on the ground
level with access at grade along Cunningham Street. With limited
shadowing on the project site from surrounding buildings, this
location provides for a rare opportunity to create childcare in the
downtown and to include a generous south-facing outdoor space.
QuadReal envisions a not-for-proit operator for the facility meeting the City’s strategic commitment to secure more afordable
childcare in New Westminster.
Retail
At grade along Agnes Street and 6th Street, retail will animate the
street. To utilize the outdoor space on the podium, a restaurant
with patio is proposed.

611 AGNES
STREET

REZONING
PRE-APPLICATION

The City of New Westminster has been at the forefront of rental
housing policy to address residents’ housing needs by incentivising and prioritizing rental and afordable housing. While New
Westminster has seen a substantial increase in purpose-built
rental projects over the last number of years, more rental has the
ability to impact the market over the long-term. Rental housing
projects built today can provide rental for the next 80 years if not
longer.

March
2018

Market conditions have not been favourable to rental development for the last few decades resulting in little inventory in the
Lower Mainland. With developers and investors interested in rental housing it presents an opportunity for Cities to increase overall
rental housing stock for the long-term while market conditions are
advantageous.

LOCATION AND CONTEXT
The site is located in the Downtown and in the Tower District as
deined by the City’s recently approved Oicial Community Plan.
The site is well positioned between the New Westminster and
Columbia Street SkyTrain stations and on a bus route (a bus stop is
located on the eastern side of the site along 6th Avenue).

THE
PROPOSAL
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REGIONAL POLICY OBJECTIVES
Transportation 2040
Transportation 2040 is a long-term strategic vision to assist with
transportation and land use decisions and public investments for
the years ahead. The vision is part of a larger strategy to ensure
an inclusive, healthy, prosperous, and livable future for Vancouver.
Three primary elements guide the vision:
• A smart and eicient transportation system that supports a thriving economy while increasing afordability;

The RGS emphasizes the creation of vibrant, livable, complete
communities in urban centres that provide afordable and diverse
housing options, employment, amenities, and support alternative
transportation options. The concept for 611 Agnes has the ability
to contribute to a vibrant community as described in the RGS.
Overall the proposal meets the goals of the RGS supporting the
creation of a compact urban area with new rental housing options, community-serving amenity, and retail, maximizing the
ability for residents to utilize sustainable transportation sources
that are in close proximity to the property.

611 AGNES
STREET

REZONING
PRE-APPLICATION

City of New Westminster Regional Context Statement (2014)
• Healthy citizens who are mobile in a safe, accessible, and vibrant
city; and
• An enhanced natural environment that ensures a healthy future
for people and the planet.
Our proposal adheres to the vision that encourages densiication
and diversiication around existing rapid transit stations to support sustainable transportation choices.
Regional Growth Strategy (2010)
The Metro Vancouver Regional Growth Strategy (RGS), unanimously adopted by all regional municipalities, provides direction for
growth in the Lower Mainland up to 2040. Under the RGS, the site
is designated as General Urban, enabling urban uses such as residential, commercial, service, and retail.

The Regional Context Statement is the policy tool, which links
municipal policies and plans to the Regional Growth Strategy. This
Regional Context Statement, adopted by City Council outlines
how New Westminster’s polices and plans work toward achieving
the goals and strategies set out in the Regional Growth Strategy.
The City emphasis that periodic plan reviews and updates are
necessary to ensure that City policies are able to achieve the goals
set out in the RGS.
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The City of New Westminster’s Downtown Community Plan is one
such policy, which supports the downtown as a Regional City Centre as identiied in the RGS. As such, the Plan reinforces the RGS’s
goals by encouraging a vibrant and prosperous downtown.

The site is also located between the New Westminster and the
Columbia SkyTrain stations meaning that it falls within TransLink’s
Frequent Transit Network, in which the RGS allows for more intensive forms of development.

REGIONAL
POLICY
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CITY OF NEW WESTMINSTER POLICY OBJECTIVES

FAMILY-FRIENDLY HOUSING POLICY (Spring 2016)

The City of New Westminster has a number of policies that guide
residential development and incentivise purpose-built rental
housing, including:

The policy mandates a minimum of 25% two- and three-bedroom
units, and at least 5% of the total project units as three-bedrooms
or more in purpose-built rental projects.

DOWNTOWN COMMUNITY PLAN (2010, updated in 2017)

Our proposal for Agnes Street would exceed this requirement with
over 40% two- and three-bedroom units.

The City’s Downtown Community Plan places the site into the
Tower Precinct, projected to accommodate a signiicant share
of the downtown’s growth with both commercial and residential development anticipated in the plan. The site is identiied as
High-Density Mixed-Use able to accommodate up to 30-stories.

CITY OF NEW WESTMINSTER CHILDCARE POLICY OBJECTIVES
REZONING

Childcare is a critical social service that the City of New Westminster has prioritized for a number of years.

The Downtown Community Plan identiies two SkyTrain Precincts
where high-density mixed-use developments are permitted,
recognizing the importance of densiication around transit. Commercial developments in the SkyTrain Precincts are encouraged
through density incentives, a recognition of the importance of
rapid transit to support oice development. The site is not located
in this area.

CHILDCARE STRATEGY (October 2016)

Childcare is identiied in the Downtown Community Plan as a necessary service to support a vibrant family-friendly downtown.

Agnes Street provides a unique opportunity in downtown New
Westminster to integrate childcare with a purpose-built rental
building. Not only will this be a sought-after amenity for families
living in the building – considering the large percentage of family
units – but it is an important community service for the neighbourhood. A south-facing outdoor space, and at-grade access
make this an ideal location for childcare.

SECURED MARKET RENTAL HOUSING POLICY (January 2017)
The policy aims to retain, renew and enhance the supply of secured rental housing. This includes policy mechanisms to encourage the addition of new purpose-built rental housing and securing it for the long-term. For “long-term” secured rental, 60 years or
the life of the building, the policy outlines a number of incentives.
Our proposal for Agnes Street would be for a 100% market rental
building to be secured as rental for the life of the building. QuadReal’s business model would include the long-term ownership and
management of the building.

611 AGNES
STREET

PRE-APPLICATION

March
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The Child Care Strategy provides an overall framework and longterm direction for childcare in New Westminster. Based on a Needs
Assessment undertaken every 5 years, the City has determined a
range of policy directions and actions to improve the quality, accessibility, and afordability of childcare in New Westminster.

CITY
POLICY
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LOADING SUMMARY

PROJECT DATA SUMMARY
STREET ADDRESS

611 AGNES STREET NEW WESTMINSTER

USES

AREA(SF)

REQUIRED

PROPOSED

LEGAL DESCRIPTION

LOT 14 BLOCK 30 NEW WESTMINSTER DISTRICT PLAN 41950

DAYCARE

5,200

1

1

SITE AREA

2,427

COMMERCIAL

12,240

1

1

FSR

CURRENT

PROPOSED

LOADING BYLAWS

BYLAW

2.44

8.94

RETAIL:

160.4

4

33
SCHOOL:

160.5

HEIGHT

(STOREYS)

SM

26,122

SF

First 3,000 SF

611 AGNES
STREET

NOT REQUIRED

3,000-15,000 SF MIN. OF 1 SPACE

GROSS AREA
RESIDENTIAL

20,556.7

SM

221,270

SF

DAYCARE

483.1

SM

5,200

SF

COMMERCIAL

1,137.1

SM

12,240

SF

AMENITY

661.5

SM

7,120

SF

TOTAL

22,838.4

SM

245,830

SF

First 30,000 SF MIN. OF 1 SPACE

PARKING COUNT

REZONING
COMMERCIAL

LEVEL 1

RESIDENTIAL

VISITOR

TOTAL

23

23
34

65

LEVEL P2

66

66

PARKING SUMMARY

LEVEL P3

70

70

PARKING SPACES

LEVEL P4

61

61

231

285

REQUIRED (MIN)

LEVEL P1

AREA(SF) / UNITS

COMMERCIAL

12,240

23

23

RESIDENTIAL

303 UNITS

228

231

BICYCLE PARKING SUMMARY

VISITOR PARKING

31

31

BICYCLE SPACES

TOTAL

282

285

USES

DISABILITY PARKING

REGULAR PARKING

COMMERCIAL & RESIDENTIAL

282

REQUIRED (MIN)
10

PARKING BYLAWS

PROPOSED

31

TOTAL

USES

23

10

31

AREA(SF) / UNITS REQUIRED
CLASS A

PROPOSED

CLASS B

CLASS A

12,240

2

6

2

6

303

379

6

388

6

12

390

12

150.19.3

MIN. OF 1 SPACE FOR EACH 50 SM /538 SF

TOTAL

381

RETAIL:

150.19.4

MIN. OF 1 SPACE FOR EACH 50 SM /538 SF

BICYCLE TYPES

REQUIRED

RENTAL HOUSING:

PROPOSED

0.75 SPACE FOR EACH UNIT

HORIZONTAL

192

MIN.

219

VISITOR PARKING

150.8.7

0.1 VISITOR PARKING PER DWELLING UNIT

LOCKERS

77

MIN.

78

NOT REQUIRED

DISABILITY PARKING FOR MULTIFAMIL150.72

MIN. OF 1 SPACE FOR EVERY 30 SPACES AFTER

BICYCLE BYLAWS

RETAIL & RESTAURANT:

70 REGULAR SPACES ARE PROVIDED

COMMERCIAL

170.13

CLASS B

COMMERCIAL

RESTAURANT:

DAYCARE:

155.2

March
2018

PROPOSED

RESIDENTIAL

TOTAL

PRE-APPLICATION

PROPOSED

CLASS A: MIN. 1 SPACE PER 750 SM/8,073 SF;
CLASS B: 6 FOR MIN. OF 1000 SM

LOADING SUMMARY

RESIDENTIAL

155.2

CLASS A: MIN. 1.25 SPACE PER UNIT;

HORIZONTAL

6.3.13

MIN. OF 50% OF SPACES

LOCKERS

6.3.13A

MIN. OF 20% OF SPACES

CLASS B: 6 FOR MIN. OF 20 UNITS

PROJECT
STATISTICS
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AREA BREAKDOWN
AMENITY

UNIT BREAKDOWN

SITE AREA 26122
DAYCARE

L1

RETAIL

RESIDENTIAL

7,300

L2

5,200

4,940

L3
L4

STUDIO

1 BED

L1

RETAIL / PARKING

2,130

L2

DAYCARE / TOWER LOBBY

12,280

L3

1

3

2 JR BED

2 BED

3 BED

3

6

3

6

611 AGNES
STREET

12,280

L4

1

3

5,580

L5 - AMEN.

1

2

1

3

L6

7,000

L6

2

4

1

3

L7

7,000

L7

2

4

1

3

L8

7,000

L8

2

4

1

3

REZONING

L9

7,000

L9

2

4

1

3

PRE-APPLICATION

L10

7,000

L10

2

4

1

3

L11

7,000

L11

2

4

1

3

L12

7,000

L12

2

4

1

3

L13

7,000

L13

2

4

1

3

L14

7,000

L14

2

4

1

3

L15

7,000

L15

2

4

1

3

L16

7,000

L16

2

4

1

3

L17

7,000

L17

2

4

1

3

L18

7,000

L18

2

4

1

3

L19

7,000

L19

2

4

1

3

L20

7,000

L20

2

4

1

3

L21

7,000

L21

2

4

1

3

L22

7,000

L22

2

4

1

3

L23

7,000

L23

2

4

1

3

L24

7,000

L24

2

4

1

3

L25

7,000

L25

2

4

1

3

L26

7,000

L26

2

4

1

3

L27

7,000

L27

2

4

1

3

L28

7,000

L28

2

4

1

3

L29

7,000

L29

2

4

1

3

L5 - AMEN.

1,420

L30

7,000

L30

2

4

1

3

L31

7,000

L31

2

4

1

3

L32

7,000

L32

2

4

1

3

57

116

28

90

L33 AMEN.

5,700

Subtotal

7,120

L33 AMEN.
5,200

12,240

Total
FSR
TOTAL FSR

March
2018

221,270

SubTotal
SubTotal

245,830
0.27

0.20
0.47

0.47

8.47
8.94

%
Total

173

12
130

57.1%

42.9%
303

AREA/UNIT
BREAKDOWN
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611 AGNES
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1

VIEW FROM CITY HALL

2

VIEW FROM EAST OF AGNES STREET & 6TH STREET

3

REZONING
VIEW FROM FRASER RIVER (SOUTH EAST)

PRE-APPLICATION

March
2018

4

VIEW FROM FRONT STREET & 6TH STREET

5

VIEW FROM FRASER RIVER (SOUTH WEST)

6

VIEW FROM WEST OF ROYAL AVENUE & 8TH STREET

VIEWS TO
TOWER
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Appendix C:
Downtown Building and Public Realm Design
Guidelines and Master Plan Plaza Excerpt
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Appendix C: Downtown Building and Public Realm Design Guidelines Plaza Excerpt
6.1.4 CORNER PLAZA - P4
Corner plazas are found at street corners that are larger, more open, or more prominent than the typical intersection. They
may occur by design where buildings are set back from the corner, or they may be the result of road “right-sizing,” where
unnecessary turning lanes are closed to traffic. Corner plazas tend to be primarily hardscape, with strategically placed
planters, and make good meeting places due to their location at
intersecting streets.
Intent:
 To activate street corners as dynamic places in the public realm.
 To increase legibility and wayfinding for pedestrians and vehicular passengers.
 To increase green space by transforming paved road spaces.
Programming and Uses:










Prominent, legible meeting place for pedestrians
Pickup/ dropoff zone for vehicular passengers
Outdoor expansion of adjacent business use
Movable tables and chairs for dining
Staying and people-watching
Slowing traffic and creating a neighbourhood feel
Expression of pedestrian culture
Temporary or experimental art/design
Street performance zone
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Item 5

REPORT
Development Services
To:

Land Use and Planning Committee

Date:

5/7/2018

From:

Jackie Teed
Acting Director of Development
Services

File:

PAR01204

Item #:

27/2018

Subject:

1209 - 1217 Eighth Avenue: Preliminary Application Review for 22 Unit
Infill Townhouse Proposal

RECOMMENDATION
THAT the Land Use and Planning Committee provide preliminary feedback to staff in
regards to the following items noted within this report prior to the applicant applying
for a Rezoning and Development Permit:
1. Transition of the proposal to single detached dwellings to the north and to the
east; and
2. Parking encroaching into the central courtyard.

EXECUTIVE SUMMARY
The applicant has submitted a pre-application review inquiry for a 22 unit, ground oriented
townhouse development for five properties from 1209 – 1217 Eighth Avenue. The inquiry
includes two to three storey townhouse units developed with an overall FSR of 1.0, of which
0.15 FSR is included within a basement.
Should this pre-application inquiry proceed to a formal application, the proponent would
then need to submit Rezoning and Development Permit applications to facilitate the change
in zoning required and a review of the form and character of the proposal in accordance with
the Official Community Plan Townhouse and Rowhouse Design Guidelines.

LUPC Package Page 69

City of New Westminster

May 7, 2018

2

Staff is seeking general feedback from the LUPC on the proposed development. There are no
specific items in regard to this project for which staff are seeking feedback.
1. PURPOSE
The purpose of this report is to seek preliminary feedback from the Land Use and Planning
Committee in regards to a pre-application development inquiry for a proposed infill
townhouse development at 1209 – 1207 Eighth Ave prior to the applicant submitting formal
Rezoning and Development Permit applications.
2. POLICY AND REGULATIONS
2.1 Official Community Plan
The subject property is designated (RGO) Residential – Ground Oriented Infill Housing,
which is described as:
Purpose: To allow a mix of ground oriented infill housing forms which are
complementary to the existing neighbourhood character. Generally forms with a
higher number of units are expected to be located on larger properties. Units can be
attached, detached or a combination of the two.
Principal Forms and Uses: Single detached dwellings, single detached dwellings on a
compact lot, duplexes, triplexes, quadraplexes, cluster houses, townhouses,
rowhouses and other equivalent ground oriented housing forms. Lot s with single
detached dwellings may also include a secondary suite and/or a detached accessory
dwelling unit.
Complementary Uses: Home based businesses, small scale local commercial uses
(e.g. corner stores), small scale institutional uses (e.g. child care, care facilities),
utilities, transportation corridors, parks, open space, and community facilities.
Maximum Density: Low density multiple unit residential.
Heritage Assets: Through a Heritage Revitalization Agreement, or similar tool, a
property may be eligible for incentives such as a smaller minimum lot size, an
increase in density, or reduced parking requirements, which would make it viable to
conserve assets with heritage merit. A Heritage Revitalization Agreement may also be
used to formalize an existing, larger scale land use such as a low rise or a place of
worship.
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The proposed development would be consistent with the intent of RGO designation in the
Official Community Plan. Should the proponent proceed with a formal application, the
consistency of this project would be further evaluated against the policies of the OCP.
2.2 Development Permit Area
The subject site is within the 1.2 Ground Oriented Housing Residential Development Permit
Area and as such a Development Permit is required for the proposed development. This
development permit area refers development of infill town housing to the 1.3 Townhouse
and Rowhouses Residential Development Permit Area. The intent of this development
permit area is to encourage small scale infill projects, such as infill townhouse and
rowhouses, that are complementary to the existing single detached dwelling context through
appropriate building form, scale and location. Small projects, with a low number of units, are
anticipated.
2.3 Zoning Bylaw
The subject properties are currently zoned Neighbourhood Single Detached Residential
District (NR-1). The applicant is proposing to rezone the properties to Infill Townhouse and
Rowhouse Residential Districts (RT) and to consolidate the properties.
2.4 Family-Friendly Housing Bylaw and Design Guidelines
The applicant has not provided information on the proposed mix units and bedroom
distribution with their submission. To meet City requirements the project would need a
minimum 10% of the overall number of units would need to contain three bedrooms or more;
and minimum of 30% of the units would need to have two or more bedrooms.
3. BACKGROUND
3.1 Site Characteristics and Context
The subject site is located in the West End neighbourhood, close to the corner of Eighth
Avenue and Thirteenth Street. To the east of the subject site there is a single detached
dwelling which has just been completed in 2018. Further to the east across Thirteenth Street
and to the north and south of the site are properties used for single detached dwellings.
To the east of the site is a single property (1207 Eighth Ave) used for a single detached
dwelling. Beyond 1207 Eighth Ave, are three commercial properties zoned Community
Commercial Districts (Medium Rise) (C-2A) and which are currently occupied by one storey
commercial buildings. These commercial sites and 1207 Eighth Ave are designated (ML)
Mixed Use Low Rise in the Official Community Plan and a rezoning application for a four

Agenda Item 27/2018
LUPC Package Page 71

City of New Westminster

May 7, 2018

4

storey mixed building could be considered on these sites. A site context map is attached in
Appendix A.
4. PROJECT DESCRIPTION
4.1 Project Description
The proposal consists of twenty-two ground oriented infill townhouse units. The units
proposed are in three buildings ranging in height from two to three storeys, each of which
run parallel to Eighth Avenue. The applicant has proposed a residential density of 0.85 FSR
above grade and 0.15 below grade for a total of 1.0 FSR.
The applicant has proposed 32 off-street parking spaces which are either accessed directly
off of the lane or located within a surface parking area also accessed from the lane. The
applicant has currently allocated two visitor parking spaces where three would be required.
Subsequent submission would need to provide the required amount of visitor parking. The
preliminary drawings package is attached as Appendix B and the applicant letter of intent is
attached as Appendix C.
A formal submission for this proposal would require rezoning and development permit
applications.
4.2 Project Statistics:
Permitted/Required
Under RT Zoning
Existing Site Area (gross)

2,697.44 square metres
(29,035 sq. ft.)
67.05 metres
(219.98 ft.)
40.23 metres
(131.98 feet)

Site Frontage
Average Lot Depth
Floor Space Ratio
Overall
Above Grade
Below Grade
Residential Units
Parking
Overall
Resident
Visitor

Proposed

1.0 FSR
0.85 FSR
0.15 FSR
-

1.0 FSR
0.85 FSR
0.15 FSR
22 units

25 spaces
22 spaces
3 spaces

32 spaces
30 spaces
2 spaces
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5. DISCUSSION
5.1 Adjacent Development Potential
The site located directly to the west of the subject sites (1219 Eighth Ave) is currently zoned
Neighbourhood Single Detached Residential District (NR-1). A new single detached
dwelling has recently been completed on this site and as such this property has not been
included in the current proposal. In the future, this site could be developed under the RGO
land use designation as a variety of infill housing forms such as a single detached house with
a secondary suite and laneway house or a duplex. Other infill housing forms such as a triplex
may be suitable if they can be accommodated on the existing lot size. The RGO designation
anticipates this mix of housing forms to provide for a variety of housing options.
The site located directly to the east of the subject sites (1207 Eighth Ave) contains a single
family home built in 1938. This site has not been included in the current proposal as it, along
with three properties fronting Twelfth Street, are designated as (ML) Mixed Use Low Rise
and low rise building could be considered in the future on these sites.
5.2 Design Guidelines
Development of townhouses or rowhouses on the subject site would require a development
permit application, at which time the application would be evaluated against the design
guidelines within the 1.3 Townhouse and Rowhouses Residential Development Permit Area.
Considering the information submitted for this Pre-application Review, the form and
massing of the development appear to generally conform to the intent of the guidelines;
although revisions to massing, siting, height and setbacks may be required along the west
property line to ensure adequate transition to the adjacent single detached dwelling.
5.3 Parking
The RT zone requires one parking space per dwelling, plus 0.1 spaces per dwelling unit for
visitor parking. The RT district has lower parking requirements than in other multiple
dwelling districts as the parking is anticipated to be surface parking and there is a need to
balance usable open space and provision of parking.
The application includes more parking than required with 32 spaces being proposed. The
application would require 25 overall parking spaces (22 resident spaces and 3 visitor parking
spaces). The application currently only provides two visitor parking spaces and would be
required to add an addition visitor parking space in the formal submission.
Some of the provided parking is encroaching into the central courtyard, potentially impacting
the amount and quality of outdoor open space.
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5.4 Lane Dedication
The Transportation Planning staff has indicated that an additional 0.5 metres (1.64 feet) is
required at the rear of the property to widen the existing lane to the standard 6.1 metre (20
foot) lane width. Should this inquiry proceed to a formal application, a right of way or
dedication would be secured through the Rezoning process.
5.5 Heritage Value
All houses on the subject sites are older homes, and have shared character elements which
reflect the post-war “bungalow boom” in the 1920s and 1930s in New Westminster.
However none has substantial heritage merit or is a notable example of the style.
5.6 Tree Protection and Replacement
There are a number of mature trees on the subject sites which will need to be considered
through a Tree Permit application which would be required as part of a formal application
submission.
6. CONSULTATION
Should the proponent proceed with a formal application, they would be required to undertake
public engagement as per the City’s process for Development Permit and Rezoning
applications.
7. REVIEW PROCESS
Feedback from the LUPC would be incorporated into a formal Pre-application Review Letter
which would be provided to the applicant. The Pre-application letter would also outline the
application requirements from other City departments.
8. INTERDEPARTMENTAL LIAISON
The City has now initiated a project-based team approach for reviewing development
applications. A staff-led project team has conducted an initial review of the proposal.
9. FEEDBACK FROM LAND USE AND PLANNING COMMITTEE (LUPC)
Staff is seeking general feedback from the LUPC on the proposed development. There are
also some of items outlined within this report that staff would like to receive feedback from
the Land Use and Planning Committee, which includes:.
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1) Does the LUPC have feedback in regards to the transition of the proposed townhouse
development to single detached homes to the west and north?
2) Does the LUPC have feedback in regards to some of the provided parking is encroaching
into the central courtyard, potentially impacting the amount and quality of outdoor open
space.
10. OPTIONS
The following options are offered for consideration of the LUPC:
1. That the Land Use and Planning Committee provide staff with feedback on the
proposal and direct staff to communicate this feedback to the applicant.
2. That the Land Use and Planning Committee provide staff with alternative direction.
Staff recommends Option 1.
ATTACHMENTS
Appendix A - Site Context Map
Appendix B - Preliminary Drawings
Appendix C - Applicant Letter of Intent
This report has been prepared by:
Mike Watson, Planner
This report was reviewed by:
John Stark, Acting Manager Planner

Jackie Teed
Acting Director of Development
Services
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January 29, 2018
Mike Watson
Planner
Development Services, Planning
511 Royal Avenue
New Westminster, BC 3L 1H9
Dear Mr. Watson,
RE:

1209 - 1217 Eighth Ave
Letter of Enquiry - Rezoning for Infill Townhouse

Basic Information
Address:

1209- 1217 Eighth Ave, New Westminster, BC

Legal Description:

Lots 15-19, Block 12, Plan 4325

The site is currently used for single family residence.

Proposed Project
1. Description of Proposal
The proposal aims to balance the objectives of the city, neighbourhood and financial
return with ground oriented townhomes. The development seeks to provide the
community with a more affordable housing alternative for families by providing family
friendly townhomes
in accordance with the New Westminster Community Plan, the proposal seeks a
rezoning to general conformance with the Residential - Infill Townhouse:
Floor Space Ratio:

0.85 + 0.15 basement

Floor area:

28,979 SF

Site Area:
Number of Storeys:

29,035 SF
2 and a 1/2 storeys

Parking:
Number of units:

30 + 2 visitors
22
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2. Description of Applicable Plans. Policies and Guidelines for the site that affect the
proposal
According to the New Westminster Community Plan the site can be rezoned as Infill
Townhomes.
This proposal seeks to conform to this guideline and also proposes the following
improvements:
1. Strategically place parking and the courtyard oriented townhomes provides
centralized open outdoor space for the development. This space provides a
sense of community and gathering through interaction between the residents.
The townhomes along Eighth Ave provide entries and activates the Street
frontage at a human scale.
2. Stepping the top floors back from the courtyard allows for more daylight to the
courtyard and the Northern homes. This keeps in accordance with the Infill
Townhouse zoning and the neighbouring scale.
3. The increased number of parking stalls provides options for families relying on
dual vehicles.
Please note that the attached architectural drawings only include a general massing of
the project to illustrate its relation to the neighbouring context. The architectural design
and plans will be further developed.
3. Supporting documentation
•

Drawing package prepared by Formwerks Architectural Inc. including shadow
analysis, building massing and siting, and preliminary floor plans with project
data.

We look forward to your favourable response to our proposal.
Yours truly,
Formwerks Architectural Inc.

Andrew "Cook
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Item 6

REPORT
Development Services
To:

Land Use and Planning Committee

Date:

5/7/2018

From:

Jackie Teed
Acting Director of Development
Services

File:

PAR01237

Item #:

28/2018

Subject:

310 Salter Street (Port Royal): Preliminary Application Review for 87
Unit Residential Strata Development with Building Heights Ranging
from Four to Six Storeys

RECOMMENDATION
THAT the Land Use and Planning Committee provide preliminary feedback to staff in
regards to the following items noted within this report prior to the applicant applying
for a Development Permit and Development Variance Permit:
1. Proposed exterior hallways and staircases;
2. Proposed height and setback variance and;
3. General comments on proposed design, massing and scale of this project and
relationship to Salter Street and Queensborough Perimeter Trail.

EXECUTIVE SUMMARY
The proponent has submitted a pre-application development inquiry for an 87 unit, multiple
residential development with three building modules ranging in height from four to six
storeys. The total gross building area would be 9,476 sq.m. (102,000 sq.ft.). The proposed
development would have a 1.43 Floor Space Ratio (FSR).
Should this pre-application inquiry proceed to a formal application, the proponent would
then need to submit a Development Permit (DP) application to facilitate the review of the
form and character of the proposal in accordance with the Queensborough Community Plan
Development Permit Area Guidelines as well as a Development Variance Permit for the
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proposed variances. There are a number of items that are being brought forward to the Land
Use and Planning Committee for preliminary feedback and discussion, particularly related to
the proposed exterior hallways and staircases, the proposed building height, side yard and
rear yard setback variances, and general comments on the proposed massing and scale of the
project as well as relationship of project to Salter Street and the Queensborough Perimeter
Trail.
1. PURPOSE
The purpose of this report is to seek preliminary feedback from the Land Use and Planning
Committee in regards to this pre-application development inquiry for a proposed multi-unit
residential development at 310 Salter Street prior to the applicant submitting a formal
Development Permit and Development Variance Permit application.
2. POLICY AND REGULATIONS
2.1 Queensborough Community Plan (QCP)
The subject site is designated as (RM) Residential – Medium Density. As per the QCP, this
designation will include “medium density multi-family residential uses such as rowhouses,
townhouses, and low-rises. In Queensborough this area will also include single detached
dwellings on a compact lot. Depending on the provision of public amenities, a density bonus
may be provided in order to reach the upper limits of density in this area.”
The proposed development would be consistent with the intent of RM designation in the
QCP. Should the proponent proceed with a formal application, the consistency of this
project would be further evaluated against the policies of the QCP.
2.2 Development Permit Area
The site is within the #4 Port Royal Development Permit Area (DPA) of the QCP. This
DPA provides a framework for the development of the Port Royal community and
establishes objectives and guidelines for the form and character of multi-family and intensive
residential development.
As part of the formal Development Permit application review, this proposal will be reviewed
and evaluated against the #4 Port Royal DPA guidelines, with input from the New
Westminster Design Panel.
This 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:
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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 neighbourho od.
2.3 Zoning Bylaw
The existing zoning for the site is Comprehensive Development District (300 Salter Street)
(CD-53). The intent of the CD-53 zone is to “allow low-rise apartment development in a
waterfront setting.” The proponent is proposing to develop within existing density
entitlements which allows for a maximum FSR of 1.5. However, the applicants are proposing
a variance to exceed the maximum permitted building height from 15.24 m. (50 ft.) to of
20.42 m. (67 ft.) as well as to reduce the required rear from 10.06 m. (33 ft.) to 7.62 m. (20
ft.) and the side yard setback from 10.21 m. (33.5 ft.) to 6.09 m. (20 ft.).
2.4 Family-Friendly Housing Bylaw and Design Guidelines
As per the City’s Family Friendly Housing requirements, the proposal would be re quired to
provide a minimum 30% two and three bedroom units, of which a minimum 10% of the
overall number of units would need to contain three bedrooms or more. The proponent is
proposing to exceed this requirement through the provision of 54 (62%) two be droom units
and 23 (26%) three bedroom units within the proposed project.
3. BACKGROUND
3.1 Site Characteristics and Context
The subject site is located within the final phase of the 42 acre Port Royal Community which
was started by the Aragon Group in 1998. The site is located on the western end of Port
Royal and is bounded by the Annacis Channel of the Fraser River and the Queensborough
Perimeter Trail to the south. To the north is an existing lumber yard retail store and sawmill
that is zoned Heavy Industrial (M-2) and is designated Queensborough Comprehensive
Development Area (QCD) in the Queensborough Community Plan (QCP). As per the QCP,
this area is intended to include “mixed commercial and light industrial employment uses
which complement and are compatible with the surrounding existing and designated land
uses. The area will also include residential uses which range in densities from low to
medium.”
To the west of the site is a 91 unit secured market rental building as well as the Stanley
Street Greenway. The rental building has an FSR of 1.6 and the height of the building is four
storeys plus loft. To the east of the site is an 87 unit, mid-rise apartment building (four
storeys plus loft) that is currently under construction with an FSR of 1.49.
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3.2 Site Constraints
The site is located in the Queensborough community and is thus subject to flood plain
constraints on the amount of floor space at grade and the use of that floor space. The current
requirement in this part of Queensborough is that the underside of the floor system for the
habitable space must be clear of 13.8 feet (4.2 metres) above sea level.
The development site is adjacent to the dyke. A dyke reserve would be registered on the
property to regulate the setback of buildings adjacent to the dyke. The development site,
similar to all other Port Royal perimeter sites has incorporated a densification berm adjacent
to the dyke to provide additional reinforcement of the dyke. Buildings may not be sited over
top of the densification berm.
Should this proposal proceed to a formal Development Permit application submission, the
applicant would be required to meet all flood plain requirements.
4. PROJECT DESCRIPTION
4.1 Project Description
The proposal consists of a 9,476 sq.m. (102,000 sq.ft.) multiple unit residential development
consisting of three building modules (A, B, and C) around a central courtyard (see Diagram
A below). The height of the building modules would range in height from four to six
storeys. Below is a diagram which shows the three building modules:
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Diagram A

Module A would be oriented towards Salter Street and would be a five storey building with a
similar height to the two adjacent buildings to the east and west. The front entry and plaza,
amenity space, and ground floor units for Module A would contribute towards providing a
pedestrian-oriented streetscape along Salter Street at this location.
Module B would be located along the western edge of the site and would consist of stacked
townhouses with a building height of four storeys. This building would be oriented south to
west to maximize sunlight access into the courtyard.
Module C would be located along the eastern edge of the site with a height of six storeys.
This module would be angled away from the public walkway and the adjacent building at
300 Salter Street (currently under construction) in order to minimize overlook and open up
views towards toward the Fraser River.
The central courtyard would provide a common outdoor amenity space that is framed by all
three building modules and open to views towards the river. There would be a common
underground parkade for all three building modules which would be accessed off of Salter
Street at the northwest corner of the site.
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Housing Choice
Each of the modules represents a different housing type consisting of apartment flats
(Module A), townhouses (Module B), and two-level loft type apartments (Module C). Each
of the various housing types would consist of a “through” design where each unit has
windows on two sides in order to optimize daylight, cross ventilation, and an increased sense
of openness.
Cross Laminated Timber (CLT)
The applicant is proposing to construct the development through the use of Cross Laminated
Timber (CLT) which is an engineered timber that is stronger and more stable than regular
wood and can be used to design and building bigger and taller buildings. The applicant states
there are a number of advantages of CLT construction over steel and masonry construction in
terms of speed of construction, weight and finish, as well as fire resistant properties. The
applicant also states that the wood used for CLT is commonly sourced from sustainable
sources, and that the design has a lower carbon footprint compared to steel and concrete.
Outdoor Open Space and Interior Amenity Space
The project includes a common outdoor courtyard, shared open space along the east property
line, external walkways, and roof top terraces. There would be an indoor amenity space
located within Module C that would be oriented towards Salter Street.
Riverfront Walkway
The proposed development would have units directly overlooking the Queensborough
Perimeter Trail in order to provide “eyes” on the walkway as per Crime Prevention Through
Environmental Design (CPTED) best practices. Views into and from the proposed
courtyard from the walkway and community gardens located within the setback along this
portion of the site would provide activity, visual variety and an increased sense of safety to
pedestrians. The applicant also proposes a public pavilion with a view of the river.
The applicant has provided a pre-application review package which is included as
Attachment 1 to this report. This package provides an overview of the project design
rationale, CLT construction overview, and background context.
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4.2 Project Statistics:
Permitted/Required
Under CD-53
Existing Site Area (gross)
Site Frontage
Avg. Lot Depth
Floor Space Ratio
Floor Area (gross)
Residential Site Coverage
Building Height
Residential Units
Unit Mix and Family-Friendly
Housing

Parking

1.5 FSR
9,945 sq.m.
(107,046 sq.ft.).
40%
15.24 m. (50 ft.)
87 units
Family Friendly Housing
Requirements (strata)–
minimum 30% two and
three bedroom units, of
which 10% three
bedrooms of more

Proposed
2.64 acres
(71,364 sq.ft.)
75.4 m.
(247.3 ft.)
87.1 m. (285.7 ft.)
1.43 FSR
9,476 sq.m.
(102,000 sq.ft.).
34%
20.42 m. (67 ft.)
87 units
Strata Market
1 BDR: 10 (12%)
2 BDR: 54 (62%)
3 BDR: 23 (26%)
Total: 87 Units

143 spaces
 Res.: 122 spaces
 Visitor: 17
 H/C: 4

154 spaces
 Res.: 133 spaces
 Visitor: 17
 H/C: 4

Bicycle
 Long-Term: 109
 Short Term: 6

Bicycle
 Long-Term: 109
 Short Term: 6

5. DISCUSSION
5.1 Exterior Hallways and Staircases
The applicant is proposing exterior hallways and staircases for each of the three building
modules. These exterior hallways and staircases would be located within the site along the
building faces facing the central courtyard and would not be visible from the street or
adjacent buildings to the west and east. Each of the building modules would have a distinct
arrangement of walkways to achieve a greater variety along each respective building face.
As envisioned by the applicant, the exterior corridors would act as outdoor spaces with front
doors arranged along their length, with views to the courtyard and beyond.
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Some important considerations for the exterior corridors would include privacy for units
(residents walking by bedrooms and living areas) and weather protection. This would be
further reviewed with the applicant should they proceed with a formal application
submission, with input from the New Westminster Design Panel.
5.2 Variances to Building Height and Setbacks
Should this proposal proceed to a formal application, the applicant would be seeking
variances for building height and rear/side yard setback. Similar height variances were
obtained on the development applications for the two adjacent properties. Lot 6A to the west
(620 Salter Street) received a variance to increase building height from 15.24 m. (50 ft .) to
16.76 m. (55 ft.) to the midpoint of the sloped roofs and Lot 6C (300 Salter Street) received a
variance to increase building height from 15.24 m. (50 ft.) to 18.89 m. (62 ft.).
For the subject development proposal, the applicant would be seeking a variance to increase
the building height from 15.24 m. (50 ft.) to 20.42 m. (67 ft.) for this development for three
penthouses along Salter Street for Modules A and C. This height would generally be
consistent with the massing of the rest of the block (see Diagram B below).
Diagram B

The applicant would also be seeking a variance to the rear yard setback to reduce the setback
requirement from 10.06 m. (33 ft.) to 7.62 m. (20 ft.) as well as to reduce the side yard
setback from 10.21 m. (33.5 ft.) to 6.09 m. (20 ft.). As stated by the applicant, given the rear
property line is set back from the riverfront walkway, a relaxation at this location would be
beneficial from a CPTED perspective in regards to providing more eyes on the walkway.
Should this proposal proceed to a formal applications submission, this proposed reduction in
the rear yard setback would need to be further reviewed by staff in regards to environmental
(Fraser River) and dyke setback requirements.
In regards to the side yard setback, the applicant is proposing a side yard setback variance for
a portion of the Module C building from 10.21 m. (33.5 ft.) to 6.09 m. (20 ft.). As shown
above in Diagram A, the variance would only apply to a portion of Module C as the building
would be sited at an angle where the portions closest to the Queensborough Perimeter Trail
would have an increased setback beyond zoning requirements.
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6. CONSULTATION
Should the proponent proceed with a formal development application for the site, they would
be required to undertake public engagement as per the City’s process for Development
Permit and Development Variance Permit applications.
7. REVIEW PROCESS
Feedback from the LUPC would be incorporated into a formal Pre-Application Review
Lettter which would be provided to the applicant. The Pre-Application Review Letter would
also outline the application requirements from other City departments.
8. INTERDEPARTMENTAL LIAISON
The City has now initiated a project-based team approach for reviewing development
applications. Should the proponent submit a formal Development Permit application, a staff led project team would then be assigned for reviewing this project consisting of staff from
the Building, Planning (Development Services), Engineering, and Parks and Recreation
Departments.
9. FEEDBACK FROM LAND USE AND PLANNING COMMITTEE (LUPC)
There are a number of items outlined within this report that staff would like to receive
feedback from the Land Use and Planning Committee, which includes:
1. Does the LUPC have feedback in regards to the proposed exterior hallways and
staircases?
2. Does the LUPC have feedback in regards to the propose variances to building height
and setbacks?
3. Does LUPC have any general feedback in regards to the proposed design, massing and
scale of this project and relationship to Salter Street and Queensborough Perimeter
trail?
10. OPTIONS
The following options are offered for consideration of the LUPC:
1. That the Land Use and Planning Committee provide preliminary feedback to staff
in regards to the following items noted within this report prior to the applicant
applying for a Development Permit and Development Variance Permit application:
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1. Proposed exterior hallways and staircases;
2. Proposed height and setback variances;
3. General comments on proposed design, massing and scale of this project
and relationship to Salter Street and Riverfront trail.
2. That the Land Use and Planning Committee provide staff with alternative
feedback.
Staff recommends Option 1.

ATTACHMENTS
Attachment 1: Pre-Application Drawing Submission

This report has been reviewed by:
Rupinder Basi, Senior Planner

Jackie Teed
Acting Director of Development
Services
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SITE BACKGROUND
BACKGROUND & LOCATION
This project is the final phase of the 42-acre Port Royal
Community that was started by the Aragon Group in 1998. The
site is located on the western end of Port Royal and is bounded
by the Fraser River and the foreshore walkway to the south. To
the north is an existing lumber yard retail store and sawmill,
which is designated a “Comprehensive Development Area” and
which could potentially contain a mixture of residential and
commercial uses.
To the west is the Stanley Street Greenway which links Ewen
Avenue with the foreshore walkway. Aragon has constructed a
new rental apartment building on the site to the west.
In 2012 the phase 6 parcel of land was rezoned to a comprehensive
district to allow for the construction of three apartment buildings.
This application is for the third and inal phase.

Current
Application
Phase 6B

Current
Application
Phase 6B

(RM) Residential
Medium Density

3
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SHORELINE 320 SALTER - RENTAL BUILDING (6A)

PHASE 6C LOFT TYPE UNITS @ 300 SALTER

EXISTING APARTMENT BUILDING EAST OF PHASE 6C
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URBAN DESIGN RATIONALE
OVERVIEW
Port Royal streets are pedestrian oriented,
characterized by front porches and gardens,
articulated apartment entrance lobbies and
pocket parks.
A riverfront walkway wraps around the
entire community. A fine grained system
of pedestrian pathways provide internal
connections and links to the waterfront
walkway and surrounding trails through
Queensborough.
The Site sits between two apartment blocks
of similar scale. The the west is a 91 unit
wood frame rental apartment, to the east an
87 unit wood frame apartment is currently
under construction.
ORIENTATION
This project is oriented to Salter Street on the
north, the riverfront walkway on the south,
a dedicated pedestrian pathway to the east
and a neighbouring apartment building to the
west.
The overall design responds to these
conditions, with the intention of fitting into
the existing neighbourhood pattern with a
unique building and open space.
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RIVERFRONT WALKWAY
Proximity to the riverfront walkway is an asset to this development and with it comes a responsibilty to contribute
to it’s character.
Buildings along the walkway have varied setbacks, providing a “soft” edge, complementing the natural setting. This
proposal includes units directly overlooking the walkway, providing “eyes” to enhance CPTED principles. Views into
and from the courtyard from the walkway and community gardens located within the setback along this portion
of the site, provide activity, variety and incareased safety to the pedestrian experience. A public pavillion is also
proposed as a place to sit in a sheltered place with views out to the river.

CONTINUATION OF
WALKWAY TO EWEN AVE.
SALTER STREET
MID BLOCK PEDESTRIAN CONNECTOR

PHASE 6B

PHASE 6A

PHASE 6C

RIVERFRONT WALKWAY

VIEWS ALONG THE RIVERFRONT
WALKWAY

SITEPLAN
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“THROUGH” T YPE UNITS

USE OF CLT

A key feature to this proposal is to
provide “through” units where the suites
have windows on two sides. This is
something not often commonly found
in apartments but more common to
townhouses or stacked townhouses.
Large open living-dining-kitchen spaces
with windows on both ends optimize
daylight, cross ventilation and a sense
of openness. These open living spaces
will feature exposed CLT on the walls
and ceilings. Suites will be accessed
from exterior corridors located from the
courtyard side. Various measures are
used to mitigate potential overlook into
bedroom and interior windows from the
walkways.

Floors structures are CLT throughout.
CLT are strategically exposed on the
underside providing a natural wood
finish.
Walls are combination of CLT and
prefab wood stud cavity walls providing
necessary space for services
CLT walls provide the required structural
shear resistance stacking continuous
bottom to top through the building. CLT
walls are also strategically exposed
providing warm exposed wood feature
walls inside units.
One of the keys to making the economics
of CLT construction work is in the use of
modular design and layouts.

FAMILY FRIENDLY UNIT MIX
1-Bed: 10 units (12%)
2-Bed: 54 units (62%)
3+Bed: 23 units (26%)

Illustrational of module C Loft unit interior with double height open
living space and “through” type layout

New Westminster’s Family
Friendly Housing Policy
requires a minimum of 30% of
2 or more bedroom units with
10% a minimum of 3 bedroom
units. This proposed unit mix
far exceeds these standards.
As well, the project features
a large internal courtyard,
providing secured play space
for children.
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OUTDOOR SPACES, WALKWAYS AND SOCIAL
SUSTAINABILIT Y
The project includes a large common courtyard,
shared open space along the east property line,
external walkways and roof top terraces.
The corridors are outdoor spaces, envisioned as
“sidewalks” with front doors arranged along their
length, with views to the courtyard and beyond. Each
building has a distinct arrangement of walkways
ensuring variety along the 3 building faces.
In contrast to corridors in double loaded buildings,
the quality of these outdoor spaces might encourage
“lingering” and social opportunities; residents could
meet each other as they leave or enter their homes
or see each other across or from the courtyard.

illustrates walkways wrapping around the courtyard
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300 SALTER

310 SALTER (PROPOSAL)

320 SALTER

SALTER STREET ELEVATION
The building are all of a consistent scale but of differing styles which provide a
variety and variation on the street and is consistent with the Port Royal context.

Photo showing existing relationship
between riverfront trail and 6A Apt with
25’ setback

SETBACKS AND HEIGHT
Variances are being sought for this development for building height
and rear/side yard setback. Both of these variances were obtained
on the development applications for the other adjacent properties.
Lot 6A to the west had a relaxation of 55’ to the midpoint of the sloped
roofs and lot 6C had a height of 62’. We are seeking a variance of
67’ for this development for 3 pop ups along Salter Street (Modules
A&C). This is consistent with the rest of the block (see street elevation
above). Also requested is a variance to the rear yard setback to 20’.
The rear property line is set back from the riverfront walkway so
from a CPTED perspective reducing the setback will be an asset.
Illustrative view of Block B Townhouses from the Riverfront Trail
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Cross Laminated Timber (CLT)

ENVIRONMENTAL AND STRUCTURAL
ADVANTAGES
CLT is a type of engineered timber that is
stronger and more stable than regular wood and
can be used to design and build bigger and taller
buildings. It has the potential to compete with
steel and concrete as a building material and
structural system.
CLT is produced by layering three, five or seven
timber sections of wood at right angles, then
gluing them together. It can be pre-fabricated
to any shape or dimension, and is much lighter
than steel and concrete counterparts.

diagram of composite layers

CLT has a variety of environmental advantages
over steel, concrete or masonry in terms of
speed of construction, weight and “structure
as finish”. Mass timber has significant fire
resistant properties. The wood can and should
be sourced from sustainable sources.
The amount of energy that steel and concrete
require for production results in a high carbon
footprint. Climate change and the need for more
urban housing require solutions with low energy
and low carbon footprints. The reduced carbon
emissions associated with wood products,
compared to concrete, are important to the
planet.

site assembly

illustrating material in the factory

CONSTRUCTION ADVANTAGES
CLT is pre-fabricated off site into component parts and assembled on site.
In many instances, this method results in 50% faster construction times,
fewer workers on site, a healthier environment for construction workers, less
construction waste, fewer deliveries on site and therefore less disruption to
the neighbourhood around the construction site.

14
LUPC Package Page 109

THE WOOD AESTHETIC

PROJECT INNOVATION
This proposal intends to use CLT in an
innovative way. To date, many CLT buildings
apply drywall to the CLT panels to address
fire and sound requirements. Our proposal
intends to reveal the wood surface wherever
possible including shear walls and ceilings.

The aesthetic benefits of wood are
well understood and are important
on the West Coast where wood
and timber are part of the culture
and economy. The proposal is
taking the opportunity to combine
the environmental and aesthetic
benefits of wood.
The project
intends to “daylight”
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Item 7

REPORT
Development Services
To:

Land Use and Planning Committee

Date:

5/7/2018

From:

Jackie Teed
Acting Director of Development
Services

File:

HER00668

Item #:

25/2018

Subject:

647 Ewen Avenue (Slovak Hall): Heritage Revitalization Agreement and
Heritage Designation to Convert Hall for Two Residential Units and
Add Three Townhouse Units - Preliminary Report

RECOMMENDATION
THAT the Land Use and Planning Committee recommend that Council direct staff to
process the Official Community Plan Text Amendment, Heritage Revitalization
Agreement and Heritage Designation applications for 647 Ewen Avenue as outlined
in this report.

EXECUTIVE SUMMARY
Official Community Plan Amendment and Heritage Revitalization Agreement (HRA)
applications are being processed in order to allow development of five townhouses at the
corner of Ewen Avenue and Wood Street in Queensborough. Two of the five townhouse
units would be within the existing 1939 Slovak Hall, which is proposed to be retained and
restored as part of this application. The remaining three townhouses would be within an
addition to the rear of the Slovak Hall. Through the HRA, the Slovak Hall would also be
protected with a Heritage Designation Bylaw.
The site is designated (RL) Residential – Low Density and, as such, would require an
Official Community Plan amendment to permit the HRA. The new Official Community
Plan, adopted in 2017, includes policy language in the updated land use designations which
supports creative approaches to retaining heritage assets. In a future update of the
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Queensborough Community Plan, the same approach is intended to be included. Given this,
the City is identified as the applicant for the OCP amendment which would amend the RL
designation to include policy language permitting consideration of the HRA application.
The site is currently zoned RQ-1 (Queensborough Neighbourhood Residential Dwelling
Districts) but, given that the proposal is for townhouse units, the project would be evaluated
against the RT-3 zone (Queensborough Townhouse Districts). The HRA would allow the
additional units and density on-site, providing three bedroom units with a range of sizes from
130.55 m² (1405.27 ft²) to 155.27 m² (1671.36 ft²), meeting family-friendly housing policy.
Through the HRA the applicant is also requesting variances to the front, rear, and side yard
setbacks, site coverage, height, off-street parking, visitor parking, and for an encroachment
of the Slovak Hall’s unenclosed porch onto a City road right-of-way.
1.

PURPOSE

This application would permit the development of five townhouse units and protection of the
historic Slovak Hall. The purpose of this report is to request the Land Use and Planning
Committee (LUPC) recommend that staff proceed with processing the applications as
outlined in this report.
2.

POLICY AND REGULATIONS

2.1

Queensborough Community Plan (QCP)

Land Use Designation
The site is designated (RL) Residential – Low Density in the Queensborough Community
Plan (QCP) which is a schedule to the City of New Westminster Official Community Plan
(OCP). The Plan describes the designation as:
(RL) Residential – Low Density – this area will include low density residential uses
including single detached houses, houses with secondary suites, duplexes, detached
townhouses, low density multi-family uses, places of worship, and may contain small
scale local commercial uses such as home occupations and corner stores.
The current OCP land use designation does not allow for attached townhouses. As such, an
OCP text amendment to the RL land use designation is required to facilitate the proposed
attached townhouses.
Development Permit Area
The property is designated as part of Natural Hazard Development Permit Area #1 –
Flood Hazard (provide weblink to the Natural Hazard Development Permit Area #1 Flood
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Hazard DPA Guidelines). All new residential construction must comply with the
requirements of the DPA and obtain a Development Permit prior to construction.
2.3

Zoning Bylaw

The existing zoning for the site is RQ-1 (Queensborough Neighbourhood Residential
Dwelling Districts). Given that the proposal is for townhouse units, the project is being
evaluated against the RT-3 zone (Queensborough Townhouse Districts). The proposal would
require variances to that zone’s regulations for the front, rear, and side yard setbacks, site
coverage, height, off-street parking, visitor parking, and an encroachment for the Slovak
Hall’s unenclosed porch onto a City road right-of-way. As the application is not consistent
with the site’s existing zoning, a Heritage Revitalization Agreement is required to permit the
variances being sought through the proposal.
2.4

Heritage Revitalization Agreements

A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City and
a property owner for the purposes of heritage conservation. In exchange for long-term legal
protection and exterior restoration, certain zoning relaxations, including an increase in
density, are considered. An HRA does not change the zoning of the property, rather it adds a
new layer which identifies the elements of the zone that are being varied or supplemented.
An HRA is not legally precedent setting as each one is unique to a specific site. Provisions
for the local government to negotiate an HRA are set out in Section 610 of the Local
Government Act.
2.5

Standards and Guidelines for the Conservation of Historic Places in Canada

Council adopted the “Standards and Guidelines for the Conservation of Historic Places in
Canada” (Standards and Guidelines) in 2008 as a basis for assessing heritage projects within
the city. HRA proposals are carefully evaluated against it by staff to confirm compliance.
2.6

Heritage Designation Bylaw

A heritage property which is the subject of an HRA is also protected by a Heritage
Designation Bylaw. A Heritage Designation Bylaw is a form of land use regulation that
places long-term legal protection on the land title of a property and which is the primary
form of regulation that can prohibit demolition. Any changes to a protected heritage property
must first receive approval from City Council (or its delegate) through a Heritage Alteration
Permit. Provisions for a municipality to place a Heritage Designation Bylaw on a property is
set out in Sections 611-613 of the Local Government Act.
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Family-Friendly Housing Policy

The proposed development has fewer than ten units and would not be subject to the FamilyFriendly Housing Bylaw requirements. However, the applicant is proposing a familyfriendly housing project with all units have a two or three bedroom units.
3.

BACKGROUND

3.1

Previous Temporary Protection Order

In the spring of 2017, the property owner initiated conversations with the City regarding
future development on this property. A demolition permit application for the Slovak Hall
was received in July, 2017. On September 18, 2017, Council issued a Temporary Protection
Order to allow for consideration of future long-term protection options for the property and
time to negotiate an appropriate resolution with the property owner. Since September 18,
2017 staff has been working with the owner to develop a proposal for the site that would
allow for a portion of the existing Slovak Hall to remain and be included in a new
development project on the site. The Temporary Protection Order expired in November,
2017. The applicant has continued to work with the City on the proposed development
currently being brought forward for consideration.
3.2

Site Characteristics and Context

The subject site is located at the corner of Ewen Avenue and Wood Street in Queensborough.
The site is relatively flat and fronts onto Ewen Avenue which is identified as a “Great Street”
in the Master Transportation Plan. The properties adjacent to and across the street fr om the
subject site consist of single detached dwellings, zoned RQ-1. Directly across Wood Street is
Sukh Sagar Park, four blocks to the east is Old Schoolhouse Park, and three blocks to the
west is the Queensborough Community Centre. The subject site is also one block south from
the Sukh Sagar Sikh Temple. A site location map is included in this report as Appendix B.
The site has a minimum elevation of 0.64 m (2.1 ft.) and a maximum elevation of 1.35 m
(4.43 ft.) Geodetic Survey of Canada (G.S.C.) and is located within the Fraser River flood
plain. The flood construction level (FCL) for the site is 3.53 m (11.53 ft.) G.S.C. No storage
or habitable floor space is allowed below the FCL. The applicant is proposing to meet the
FCL for the existing building and new building (with three townhouses). The underside of
the habitable floor space system for the existing heritage building would be at 3.83 m
(12.56 ft.) and the new building would be at 3.53 m.
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Table 1: Existing Site Statistics
Total Site Area
Lot Frontage
Lot Depth
Total Floor Space
Floor Space Ratio
Site Coverage
Lane Access

Existing Statistics
9,600 ft²
(892 m²)
80 ft.
(24.4 m)
120 ft.
(36.6 m)
3,028 ft²
(281m²)
0.315
24%
yes

Proximity to Transit Service
Table 2: Proximity to Transit Service
Transit Facility
Frequency
SkyTrain Station
2 – 3 minutes
Frequent Transit Network
(Bus) 104 Annacis Isl. Via Port
Royal (every 30 minutes)
Bus Stop

Distance
1.6 km (1600 m)
3.8 km (3800 m)
0.045 km (45 m)

The site is within walking distance of the frequent transit network (bus stop). The subject
site is approximately 1.4 km (1,482 m) from the Q2Q Ferry docking location. The City’s
ongoing Q2Q Ferry pilot project provides pedestrian connection between the Quayside and
Queensborough neighbourhoods.
4.

PROJECT DESCRIPTION

4.1

Project Overview

A Heritage Revitalization Agreement (HRA) application has been received which proposes
the development of a five townhouse unit complex. Two of the five townhouse units would
be within the existing 1939 Slovak Hall, which is proposed to be retained and restored as
part of this application. Through the HRA, the Slovak Hall would also be protected with a
Heritage Designation Bylaw. The remaining three townhouse units would be in and addition
to the heritage building at the rear and would front onto Wood Street.
Each of the townhouse units would be ground oriented, and contain three bedroom units with
sizes ranging from of 130.55 m² (1405.27 ft²) to 155.27 m² (1671.36 ft²), meeting the familyfriendly housing policy. Each unit would have private useable open space in the form of
patios. The usable open space accounts for 29% of the entire development which exceeds the
minimum requirement of 10%.
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Through the HRA the applicant is also requesting variances to the front, rear and side yard
setbacks, site coverage, height, off-street parking, visitor parking, and an encroachment for
the Slovak Hall’s unenclosed porch onto a City road right-of-way.
The development is proposed to be accessed from an existing lane onto an internal driveway
at the rear of the property. Each of the five units would have an enclosed garage for
automobile parking at the ground level. There also would be a designated bike storage area
for 10 bicycles.
Preliminary design drawings including architectural elevations and the proposed site plan are
included in this report and attached as Appendix A. The applicant has also submitted a
design rationale which has been attached as Appendix D.
4.2

Proposed Statistics and Variances

Below is a table of statistics for the proposal. Elements of the Zoning Bylaw proposed to be
relaxed are highlighted in grey:
Table 3: Project Statistics and Variances
Attributes
RT-3 Zoning
(Maximum)
Site Area
Total Floor Space
Site Coverage
40%
Floor Space Ratio
0.8
Height
10.7 m (35 ft.)
Minimum
Front Yard Setback
3.04 m (10 ft.)
Rear Yard Setback
4.57 m (15 ft.)
Side Yard Setback
4.57 m (15 ft.)
Required
Off-street parking
Required: 8 spaces
Visitor Parking
Required: 1 space
Bicycle Parking
Required: 7 spaces
(long-term)

Proposed
42.5%
0.8
11.93 m (39.16 ft.)
Proposed
0.751 m (2.46 ft.)
0.91 m (3 ft.)
4.17 m (13.7 ft.)
Proposed
5 spaces
0 spaces
10 spaces

Variances
2.5%
1.23 m (4.03 ft.)
Variances
2.28 m (7.5 ft.)
3.66 m (12 ft.)
0.4 m (1.31 ft.)
Variance
3 spaces
1 space
-

Porch Encroachment
The Slovak Hall has an existing unenclosed porch that encroaches onto the City road right of-way by 0.66 m (2.15 ft.). The applicant proposes to retain the porch which would
function as one of three entrances to townhouse unit #1. Maintaining the porch is consistent
with maintaining the historic integrity of the front façade of the Heritage Hall. Staff will
continue to review this aspect of the proposal through the development review process.
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Tree Management

The design drawings indicate that a total of 11 existing trees would be removed and one tree
would be retained. The applicant is required to obtain a tree permit from the City’s Parks
and Recreation Department and is in the process of submitting a tree permit application for
staff review.
5.

DISCUSSION

5.1

Heritage Benefit

When Council considers entering into an HRA with a property owner, one of the objectives
is to balance the benefits to the property owner with the benefits to the public. The proposed
HRA would rehabilitate the structure, making it safe and useable. The HRA also proposes to
restore the external appearance and original materials of the 1939 Slovak Hall, which would
ensure the integrity and value of the property, and highlight the history of Ewan Avenue as a
culturally diverse and economically important throughway in Queensborough.
Heritage Protection
As a condition of the HRA, the heritage Hall would be designated, which provides long-term
legal protection to the building. The Statement of Significance indicates that the Slovak Hall
has historical, social, and aesthetic value, and as such is deserving of protection. Further
historic details and the Statement of Significance for this property, are included at the
beginning of the Heritage Conservation Plan (Appendix C).
Heritage Conservation
Through the HRA, the Slovak Hall would be restored, and rehabilitated as housing. The two
townhouse units in the Hall would be connected to the three new townhouse units at the rear
of the building. The Hall is proposed to be lifted to meet the flood plain requirements, and
new pile concrete foundations would be installed. As such new stairs and railings would be
required to reach the entranceways. Dormers would be installed on the east and west sides of
the roof to add second story floor space to the units in the Hall. Additionally, some concealed
seismic upgrading would occur.
Original features of the Hall would be restored as follows:
 Preserve original location of building on site, representing the historic commercial
front on Ewan Avenue;
 Restore the front façade;
 Restore existing wooden doors and windows;
 Repair/restore the curved front porch roof and posts;
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 Repair the original stucco siding on all four sides and protect with new paint; and
 Rehabilitate the roof including removal of unsympathetic additions and alterations,
new roof shingles and drainage system to halt water penetration.
Overall, the proposed changes would not impact the character defining elements of the
heritage building, and the heritage value of the Hall would be preserved.
5.2

Design of the Townhouse Infill

The three new townhouse units at the rear of the Hall would be contemporary in design,
though have a similar height and overall massing as the Hall. The materials would be
contemporary, such as cementitious siding and vinyl casement windows. However, the
rhythm and vertical orientation of the openings and the horizontal, dropped style of the
siding should tie into the design elements of the heritage Hall. Preliminary architectural
elevations, which show the design of the new townhouses, are included in this report as
Appendix A. The design is consistent with the Standards and Guidelines for the
Conservation of Historic Places in Canada.
Staff has identified an issue regarding over-look from the proposed decks on units 3, 4 and 5
to the neighboring properties directly to the east at 641 Ewan Avenue and north at 303 Wood
Street, both of which have single detached dwellings. The applicant has provided a visual
representation of the privacy impact to the adjacent site at 641 Ewan Avenue as this site is
considered to be mostly impacted by all three units (see Figure 1 below). This will be further
reviewed by staff through the development review process with input from the New
Westminster Design Panel.
Figure 1: Visual Representation from Decks
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Streetscape Improvements

Streetscape improvements would be required along Wood Street and the rear lane in
accordance with City standards. Streetscape requirements would be identified through the
development application review process.
Ewan Avenue, which is the main east-west corridor that runs the length of Queensborough,
is identified as one of the City’s “Great Street” in the Master Transportation Plan (MTP).
The Ewan Avenue street frontage was built in early 2017. The proposed project would
contribute to the objective of the MTP to enhance this corridor by restoring and providing
architectural detail to an existing heritage building.
5.4

Official Community Plan Text Amendment

The new Official Community Plan, adopted in 2017, includes policy language in the updated
land use designations which supports creative approaches to retaining heritage assets. The
policy communicates the opportunities for heritage assets within each specific designation,
and allows an HRA to be considered for a land use that might not otherwise be permitted in
that land use designation. An example follows:
Heritage Assets: Through a Heritage Revitalization Agreement, or similar tool, a
property may be eligible for incentives such as a smaller minimum lot size, an
increase in density, or reduced parking requirements, which would make it viable to
conserve assets with heritage merit. A Heritage Revitalization Agreement may also be
used to permit the housing forms listed in Residential – Ground oriented Infill
Housing designation or to formalize an existing, larger scale land use such as a low
rise or a place of worship.
At the time of adoption of the OCP, it was identified that a next step towards implementation
would include making revisions to both the Queensborough and the Downtown community
plans to bring them into alignment with this approach, i.e. including a similar policy
statement in the land use designations in the Queensborough and Downtown community
plans.
Given this intended direction, and to help facilitate this Heritage Revitalization Agreement,
the City is identified as the applicant for the OCP amendment where staff propos es amending
the RL designation in the Queensborough Community Plan so that it includes a statement
about heritage assets. The following definition is proposed:
(RL) Residential – Low Density – this area will include low density residential uses
including single detached houses, houses with secondary suites, duplexes, detached
townhouses, low density multi-family uses, places of worship, and may contain small
scale local commercial uses such as home occupations and corner stores. Through a
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Heritage Revitalization Agreement, or similar tool, a property may be eligible for
incentives such as a smaller minimum lot size, an increase in density, or reduced
parking requirements, which would make it viable to conserve assets with heritage
merit. A Heritage Revitalization Agreement may also be used to permit single
detached dwellings on a compact lot, triplexes, quadraplexes, cluster houses and other
equivalent ground oriented housing forms, small scale townhouses and row houses
projects, or to formalize an existing, larger scale land use such as a low rise or a place
of worship.
Further refinements would be made to the other land use designations in the Queensborough
Community Plan at a later date.
6.

PUBLIC CONSULTATION

The applicant would be required to undertake public engagement as part of the Heritage
Revitalization Agreement which would be presented to the Downtown Residents’
Association and an applicant-led Public Open House.
7.

PROCESS AND NEXT STEPS

The anticipated steps in the application review process would be:
#
1

Application Review Stage
Official Community Plan (OCP) Text Amendment and Heritage
Revitalization Agreement (HRA) preliminary report to the Land
Use and Planning Committee
2 OCP and HRA applications circulated to City Departments for
review
3 Land Use and Planning Committee Report to Council
4 Council consideration of a report on consultation requirements
for the OCP Text Amendment as required by Sections 475 and
476 (formally sections 879 and 881) of the Local Government
Act
5 Review of the HRA by the Community Heritage Commission
6 Review of the HRA by the New Westminster Design Panel
7 Applicant-led Public Open House
8 Presentation to the Queensborough Residents’ Association
9 Staff would work with the applicant to resolve any outstanding
issues.
10 Review of the OCP and HRA by the Advisory Planning
Commission
11 Report to Land Use and Planning Committee

Estimated Date
May 2018
May 2018
May 2018
June 2018

June 2018
June 2018
June 2018
September 2018

September 2018
December 2018
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12 Land Use and Planning Committee referral of applications to
Council for consideration of First and Second Reading of
Bylaws
13 Council consideration of First and Second Reading of Bylaws
14 Public Hearings and Council consideration of Third Reading of
Bylaws
15 Referral to Ministry of Transportation and Infrastructure for the
HRA bylaws.
16 Completion of Adoption Requirements
17 Consideration of adoption of Bylaws
8.

11
January 2019
January 2019
January 2019
January 2019
February 2019
March 2019

INTERDEPARTMENTAL LIASON

The City has now initiated a project team based approach for reviewing development
applications. A Staff-led project team has been assigned for reviewing this project consisting
of staff from the Building, Planning (Development Services) and Engineering Departments.
9.

OPTIONS

The following options are presented for the Land Use and Planning Committee’s
consideration:
1. That the Land Use and Planning Committee recommend that Council direct staff to
process the Official Community Plan Text Amendment, Heritage Revitalization
Agreement and Heritage Designation applications for 647 Ewan Avenue as outlined
in this report;
2. That the Land Use and Planning Committee provide staff with alternative direction.
Staff recommends Option 1.

ATTACHMENTS
Appendix
Appendix
Appendix
Appendix

A - Project Drawings
B - Location Map
C - Heritage Conservation Plan SOS
D - Design Rationale
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This report has been prepared by:
Hardev Gill, Planning Technician
This report was reviewed by:
John Stark, Acting Manager of Planning

Jackie Teed
Acting Director of Development
Services
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This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be
accurate, current, or otherwise reliable.
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SL OVAK H A L L
647 EW E N AVE NUE , Q U E E N S B O R O U G H
NEW W ES T MINS T ER, B . C .
STAT E M E NT O F S I G NI FI CA N CE
Denise Cook Design

C O N S ERVATI O N P L A N
Birmingham & Wood Architects and Planners

1

LUPC Package Page 142

City of New Westminster

Slovak Hall Statement of Signiicance
647 Ewen Avenue, Queensborough

DRAFT
02 February 2018
Denise Cook Design
denise@denisecookdesign.ca
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City of New Westmisnter
Slovak Hall Statement of Signiicance

Royal City National Slovak Society Home (Slovak Hall)
647 Ewen Avenue, Queensborough, New Westminster, B.C.
1939

Description of the Historic Place
The Royal City National Slovak Society Home, known as the Slovak Hall,
is a gable-roofed, two-storey stucco-clad building with a false stepped
facade and curved-roof porch facing Ewen Avenue at Wood Street in New
Westminster’s Queensborough neighbourhood. The current building is
comprised of the original gable-roofed structure, plus two extensions off its
north (back) facade.
Slovak Hall in 1982. (NWMA IHP14672)

The legal address of the house is Lot 1&2, Block 27, District Lot 757, New
West District Group 1, Plan 2620, Group 1.

Heritage Values
The Royal City National Slovak Society Home (Slovak Hall) has historical,
cultural, social and aesthetic value as a non-proit cultural society building
constructed by New Westminster’s Slovak community in 1939. Re-purposed
in 1987 as a community day care centre, the building today retains many of
its original exterior materials and details.
The Slovak Hall represents the early arrival of Slovaks in British Columbia,
originally attracted to mining opportunities in the late 1800s, but expanding
to work in logging, sawmills, construction, the steel industry and as farmers.
3
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Slovak Hall Statement of Signiicance

Constructed by the Royal City National Slovak Society near the end of the
major period of multicultural immigration to Queensborough (between 1925
and World War II), the Slovak Hall is important for its representation of the
ethnic diversity of Queensborough. Through its early settlement by a wide
cross-section of ethnic groups, the Queensborough neighbourhood became
home to Italian, South Asian, Russian, Japanese, Ukrainian, Czech, Greek,
Scandinavian and Chinese immigrants drawn to local work in ishing, canning,
logging and agriculture.
The Slovak Hall has social value as a representation of the establishment, by
these immigrant groups, of their own cultural districts in Queensborough,
complete with meeting and community halls, as their populations grew to
substantial sizes. Other signiicant community buildings included a 1919 Sikh
gurdwara, the Italian community’s Roma Hall built in 1931 and the Czech
community’s Tatra Hall dating from 1939.
The location of the Slovak Hall on Ewen Avenue, the principal east/west
commercial street constructed through Queensborough’s original brush and
farmland, is signiicant because the building became part of an emerging cluster
of often-ethnic commercial, retail and community-oriented institutions in the
immediately surrounding blocks.
A simple rectangular structure, the building is signiicant for its Colonial
Revival detailing, evidence of a popular style seen in more elaborate examples
in Queensborough in the more economically robust 1920s. The false-front
design was found on nearby Queensborough buildings such as White’s Store
across Ewen Avenue, Tatra Hall, and Howes Clothing and Grocery. As the sole
remaining building on Ewen Avenue exhibiting this style, the Slovak Hall is
important as a rare reminder of other early establishments on Ewen Avenue
and the early ethnic settlement of Queensborough.
Woman in front of Slovak Hall c.1940.
(NWMA IHP6319)

Slovak Hall is valued for its history of adaptive re-use, having been converted
into a daycare centre in 1973, ultimately becoming the Rainbow House
Daycare Centre by 1987.
Character-deining Elements
Site and Setting:
• Original location on the corner of Ewen Avenue and Wood Street in New
Westminster’s Queensborough neighbourhood
• Landmark presence due to its architectural facade
• Siting of the building on its lot immediately adjacent to the street
• Presence of other nearby ethnic cultural centres
Building:
• Simple building style with Colonial Revival detailing that relects its time
4
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Slovak Hall Statement of Signiicance

•
•
•
•
•
•
•
•
•
•

period and location
Wood frame construction
Two-storey rectangular massing with rear additions
Front gable roof form with brick chimney and west gable dormer
Prominent steeply gabled east-facing building wing
Tapered, stepped false-front facade
Open front entry porch with curved ogee pediment roof
Exterior stucco surfacing on prominent facades
Original door and window openings
Original wood windows in a variety of conigurations

5
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City of New Westmisnter
Slovak Hall Statement of Signiicance

Sources
City of New Westminster. New Westminster Heritage Resource Inventory:
Volume 3. Debbie Seto and Lou A. Pelletier for the Heritage Advisory
Committee. 1986.
City of New Westminster. Queensborough Community Plan. 2013.
CityView: City of New Westminster interactive map. archives.newwestcity.
ca/search.aspx
Ewert, Henry. The Story of the B.C. Electric Railway Company. North Vancouver,
BC: Whitecap Books, 1986.
Gatensbury, Steve. Queensborough: Images of an Old Neighbourhood. Delta BC:
Sedge Publishing, 1991.
Haneman, J. T. Pictorial Encyclopedia of Historic Architectural Terms. New York:
Dover Publications, 1984.
Korem, A. “The footsteps of the irst Slovaks in British Columbia.” Canadian
Slovak. Issue No. 46, 14 November, 1970.
McAlester,Virginia and Lee McAlester. A Field Guide to American Houses. New
York: Alfred A. Knopf, 2006.
New Westminster Archives photo database. archives.newwestcity.ca/search.
New Westminster City Directories 1939-2000, New Westminster Public
Library.
New Westminster Heritage Commission minutes 06 September 2017.
New Westminster’s Neighbourhoods Historical Context Statement: Queensborough.
Denise Cook Design, Birmingham & Wood, and Jean Barman, 2012.
Queensborough Residential Heritage Inventory. Donald Luxton & Associates. 2010.
REW NEWS. www.rew.ca/news/queensborough-new-westminster-1.2095931
Slovo z Britskej Kolumbie. www.slovozbritskejkolumbie.ca/node/19

6

LUPC Package Page 147

B I R M I N G H A M

&

W O O D

231 Carrall Street,
Va n c o u v e r , B.C. Ca n a d a , V6 B 2 J 2
604.687.1594
bwarc.ca

A R C H I T E C T S

•

PLANNER S

Partners: Sandra M. Moore, Architect AIBC
James D. Burton, Architect AIBC

SLO VA K H A L L
C O NS ERVAT I ON P LA N
6 4 7 E W EN AV E N U E , QU E E N S B OROUGH
N E W W E STM I N S TE R , B . C .

F EB R U ARY 2018

7

LUPC Package Page 148

TABLE OF CONTENTS

1.0

INTRODUCTION

2.0

CONSERVATION GUIDELINES

3.0

CONSERVATION RECOMMENDATIONS

.

.

.

.

.

.

.

.

.2

.

.

.

.

.

.3

.

.

.

.

.6

8

LUPC Package Page 149

1.0

INTRODUCTION

Address: 647 Ewen Avenue, Queensborough, New Westminster, B.C.
Historic Name: Royal City National Slovak Society Home (Slovak Hall)
Date of Construction: 1939
The Royal City National Slovak Society Home (which hereafter in this report will be called the Slovak
Hall), following a period of several decades of adaptive re-use as a daycare centre, is now pro posed to be rehabilitated to form two residential units as part of a five-unit ground-oriented housing
scheme.
The development proposal makes reference to a Statement of Significance prepared by Denise Cook
Design, which outlines the heritage values and character-defining elements of the building and its sit ing. The proposed development includes the removal of two additions on the north end of the original
hall building, to be replaced with a new north end addition that is three townhouse units facing Wood
Street.
The historic original hall structure is proposed to be set on new foundations with its main floor level
raised to meet New Westminster ’s elevation requirements in the Queensborough floodplain. The char acter-defining gabled roof form and front facade are being retained, as well as the original door and
window openings on the front facade. In order to make the historic structure viable as a component
of the development, dormers will be added on the east and west flanks of the historic gabled building
form, replacing a small gabled dormer currently facing west. The east facing gable-roof building wing
is being retained.
The conservation of the Slovak Hall is based on Parks Canada’s Standards and Guidelines for Con servation of Historic Places in Canada . It outlines the aspects of the building to be preserved,
restored and rehabilitated as part of the overall adaptive re-use rehabilitation.

9
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2.0

CONSERVATION GUIDELINES

2.1 STANDARDS AND GUIDELINES
The Slovak Hall is a significant historical resource in the Queensborough neighbourhood. The Parks
Canada Standards and Guidelines for Conservation of Historic Places in Canada is the source used
to assess the appropriate level of conservation. Under the Standards and Guidelines , the work proposed for the Slovak Hall includes aspects of preservation, restoration, and rehabilitation, as defined
below:
Preservation: the action or process of protecting, maintaining, and/or stabilizing the existing materi als, form, and integrity of a historic place or of an individual component of the place, while protecting
its heritage value.
Restoration: the action or process of accurately revealing, recovering or representing the state of a
historic plac e or of an individual component, as it appeared at a particular period in its history, while
protecting its heritage value.
Rehabilitation: the action or process of making possible a continuing or compatible contemporary
use of a historic place or an individual component, through repair, alterations, and/or additions, while
protecting its heritage value.

Slovak Hall Interventions
Interventions to the Slovak Hall should be based upon the Standards outlined in the Standards and
Guidelines, which are conservation principles of best practice.
Standards relating to all Conservation P rojects:
1.

Conserve the heritage value of a historic place. Do not remove, replace, or
substantially alter its intact or repairable character-defining elements. Do not move a
part of a historic place if its current location is a character-defining element.

2.

Conserve changes to a historic place, which over time, have become characterdefining elements in their own right.

3.

Conserve heritage value by adopting an approach calling for minimal intervention.

4.

Recognize each historic place as a physical record of its time, place and use. Do not
create a false sense of historical development by adding elements from other historic
places or other properties or by combining features of the same property that never
coexisted.

5.

Find a use for a historic place that requires minimal or no change to its characterdefining elements.

6.

Protect and, if necessary, stabilize a historic place until any subsequent intervention
is undertaken. Protect and preserve archaeological resources in place. Where there
is potential for disturbance of archaeological resources, take mitigation measures to
limit damage and loss of information.

7.

Evaluate the existing condition of character-defining element to determine the
appropriate intervention needed. Use the gentlest means possible for any
intervention. Respect heritage value when undertaking an intervention.

10
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8.

Maintain character-defining elements on an ongoing basis. Repair character-defining
element by reinforcing the materials using recognized conservation methods. Replace
in kind any extensively deteriorated or missing parts of character-defining elements,
where there are surviving prototypes.

9.

Make any intervention needed to preserve character-defining elements physically and
visually compatible with the historic place and identifiable upon close inspection.
Document any intervention for future reference.

Additional Standards relating to Rehabilitation
10.

Repair rather than replace character-defining elements. Where character-defining
elements are too severely deteriorated to repair, and where sufficient physical
evidence exists, replace them with new elements that match the forms, materials and
detailing of sound versions of the same elements. Where there is insufficient
physical evidence, make the form, material and detailing of the new elements
compatible with the char acter of the historic place.

11.

Conserve the heritage value and character-defining elements when creating any new
additions to a historic place and any related new construction. Make the new work
physically and visually c ompatible with, subordinate to and distinguishable from the
historic place.

12.

Create any new additions or related new construction so that the essential form and
integrity of a historic place will not be impaired if the new work is removed in the
future.

Additional Standards relating to Restoration
13.

Repair rather than replace character-defining elements from the restoration period.
Where character-defining elements are too severely deteriorated to repair and where
sufficient physical evidence exists, replace them with new elements that match the
forms, materials and detailing of sound versions of the same elements.

14.

Replace missing features from the restoration period with new features whose forms,
materials and detailing are based on sufficient physical, documentary and/or oral
evidence.

Conservation References
The following conservation resources should be referred to:
Standards and Guidelines for the Conservation of Historic Places in Canada, Parks Canada,
2010. http://www.historicplaces.ca/en/pages/standards-normes/document.aspx

11
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3.0

CONSERVATION RECOMMENDATIONS

A condition review of the Slovak Hall was carried out during a site visit in December 2017. The rec ommendations for the preservation and rehabilitation of the historic building are based on the site
review and archival documents that provide some information about the original appearance of the
historic building.
The following chapter describes the materials, physical condition and recommended conservation
strategy for the Slovak Hall based on Parks Canada Standards & Guidelines for the Conservation of
Historic Places in Canada .
3.1 SITE
The Slovak Hall is a small wood-frame building situated tight to the Ewen Avenue property line (the
front porch encroaches onto city property) near the southwest corner of the combined lots that form
the property. The building is two storeys (the second storey is mostly concealed within the gabled
roof form), is designed in a vernacular residential style with a Colonial Revival false front facade,
and is rare institutional style building in the community of Queensborough. The original Hall has had
two additions built onto its north (back) end. The remainder of the site is open, with a few mature
trees. It should be noted that the Ewen Avenue and Wood Street road bads have been raised, leaving
the building looking like it has sunken below street level.
Conservation Strategy: Preservation
•
•

Pres erve the original location of the building. The rehabilitation work should include the
provision for the continuance of the encroachment of the restored front porch.
Pres erve and rehabilitate the exterior façades of the building

3.2 OVERALL FORM, SCALE & MASSING
The overall massing of the original porti on of the Slovak Hall is characterized by a simple gabled
structure with a false front. The building has been built out through several renovations converting
from a hall to daycare space and residential space,. and included additions to the building at the
north end. The front and side porches announce historical entry points into the building.
The simple gabled building form was varied on the east side with a gabled shallow wing, and on the
west side with a small gabled dormer.
The style of the Hall’s front facade is unique and a strong part of the interest in the building, making
it recognizably other than a residential building. The building seems to have been originally con structed with stucco cladding, although the rear face of the front facade is clad with wood siding..
Conservation Strategy: Preservation
•

Pres erve the overall form, scale and massing including roof lines.

•

Pres eerve the historic front façade including faithfulness to original cladding material (stucco
front, wood siding back)

•

The east gable-roofed shallow wing should be preserved and restored.

12
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5.3 FOUNDATIONS
The foundations of the Slovak Hall are in a decayed state and as such should be replaced to insure
the stability and safety of the building and occupants.
Conservation Strategy: Preservation or Rehabilitation.
•

Existing foundations should be replaced with pile/concrete slab foundation. Concrete is a
suitable material.

To ensure the prolonged integrity of the new foundations, all landscaping should be separated from
the foundations at grade by a course of gravel or decorative stones, which help prevent splash back
and assist drainage. New vegetation may assist in concealing the newly exposed foundations, if de sired.
3.4 EXTERIOR WOOD-FRAME WALLS
The exterior walls of the Slovak Hall are clad in stucco, except for the rear face of the false front
facade, which is wood siding. The existing condition of the stucco is poor, often with cracked and
patched areas.
The condition of the rear wall of the false front is fair to poor. Effort should be made to repair what is
possible, otherwise material beyond repair should be replaced with siding to match.
Conservation Strategy: Repair and Restoration
•

Due to the integrity of wood frame structure, the exterior walls should be preserved through
retention and in-situ repair work if at all possible.

•

Pres erve the original wood-frame structure of the historic building.

•

Pres erve original siding, if possible, and clean surface for repainting.

•

Repl ace damaged siding to match existing in material, size, profile and thickness.

•

Repl ace damaged stucco with new stucco to match the texture of the existing.

•

Desi gn structural or seismic upgrades so as to minimize the impact to the character-defining
elements.

•

Utilize Alternate Compliance Methods outlined in the BCBC for fire and spatial separations
including installation of sprinklers where possible.

•

Cleaning procedures should be undertaken with non-destructive methods. Areas with
biological growth should be cleaned using a soft, natural bristle brush, without water,to
remove dirt and other material. If a more intense cleaning is required, this can be
accomplished with warm water, mild detergent and a soft bristle brush. High-pressure power
washing, abrasive cleaning or sandblasting should not be allowed under any circumstances.

•

Cladding materials are to be cleaned with a dry natural bristle brush. At no time should a
power washer be used.

•

Where paint is peeling, scrap and remove loose materials in situ. If material is deemed not
stable and is to be removed and reset, anchoring and nailing patterns to be verified with
engineer prior to work being undertaken. Nails are to be set flush to surface. Prime and paint
using colours specified by the heritage consultant.
13
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•

Paints to be compatible with the original materials being used. Linseed oil paint to be used,
or an alternate compatible primer and final finishing paint. A test patch and mock-up
including paint and finishes will be provided, and samples of dressing work if replacement
components are required.

3.5 WOOD TRIM
The wood trims on the exterior of the Slovak Hall includes the front and side porches. The front
porch in particular needs careful repair and/or restoration work.
Conservation Strategy: Restoration
•

Restore the curvilinear front porch roof and its posts supports using the existing wood
members as a guide. Repair any individual members if repair is possible.

•

Restore any existing trim where not beyond repair, and where new material is required, it is
to be visually physically compatible with the original. Combed and/or textured lumber is not
acceptable. Hardi-plank or other cementitious boards and/or panels are not acceptable.

3.6 FENESTRATION
Windows, doors and storefronts are among the most conspicuous feature of the simple Hall. In addi tion to their function — providing light, views, fresh air and access to the building — their arrange ment and design of the windows facing Ewen Avenue is fundamental to the building’s appearance and
heritage value. Each element of fenestration is, in itself, a complex assembly whose function and
operation must be considered as part of its conservation.
Conservation Strategy: Restoration
•

Restore the original wood doors and windows of the building, where new opening do not
preclude the restoration (east and west facades)

3.7 ROOF
The Slovak Hall features a steep sloped roof structure with overhangs and soffits. The roof is cur rently clad in multiple layers of asphalt shingles that are in very poor condition. In addition num er ous projections for antennas, stacks and conduit are clearly visible, and been layered into the roof
assembly, and are causing water leakage on the interior of the building.
Conservation Recommendation: Rehabilitation
•

Pres erve the original design and shape of the roof.

•

The roof should be re-shingled using asphalt shingles, and inconspicuously coloured metal
flashings.

•

Desi gn and install an adequate rain water disposal system and ensure drainage from the site
(eg. with perimeter drainage). Aluminum gutters should be ogee profile, and follow the colour
schedule devised for integration with the project.

3.8 CHIMNEY
The Slovak Hall features a brick chimney.
Conservation Recommendation: Preservation
•

The chimney may be removed.
14
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3.9 EXTERIOR COLOUR SCHEDULE
Part of the restoration process is to finish the building in a historically appropriate colour palette.
The colour scheme has yet to be researched by the Architect, but a colour scheme based on the Van couver Heritage Foundation’s research i nto early colour palettes for the the Lower Mainland would be
the palette to choose for the historic building. This is found in their True Colours program package.
Prior to final paint application, samples of these colours should be placed on the building to be
viewed in natural light. Final colour selection can then be verified. Matching to any other paint com pany produc ts should be verified by the Architect.
Conservation Strategy: Restoration
•

Restore the finish, hue and placement of applied colour. Complete all basic repairs and
replacements and remove surface dust and grime before preparing, priming and painting. Be
sure that all surfaces to be painted are dry. Scrape and sand painted surfaces only as deep
as necessary to reach a sound base. Do not strip all previous paint except to repair
base-material decay.

•

Paint all areas of exposed wood elements with paint primer. Select an appropriate primer for
materials being painted (e.g. if latex paint is used over original oil paint, use an oil-based
primer).

•

Any substitutions or matching of custom colours shall be reviewed by the Architect. Test
samples will be applied to the building prior to the commencement of painting so that the
colour scheme can be reviewed under field conditions and approved.
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15 January 2018
Hardev Gill, CPT, MCIP, RPP
Planning Technician
Development Services
City of New Westminster
511 Royal Avenue, New Westminster, B.C. V3L 1H9
Hardev:
Re:

Slovak Hall Rehabilitation Design Rationale
647 Ewen Avenue, Queensborough, New Westminster

The design of the proposed development follows principles for rehabilitation set out in Parks Canada’s Standards
and Guidelines for Historic Places in Canada, the recognized guide to heritage conservation in Canada. Those
principles recognize that the rehabilitation of historic places is often the most successful way of retaining heritage
values of historic places once those places are no longer needed for their original purposes.
The proposal is to add to and rehabilitate the Slovak Hall, incorporating it into a five-unit residential development,
following the removal of non-valued additions at its north end. The design approach is to alter the original Hall
building so as to make it a viable structure for two of the five residential units. This follows the Standards and
Guidelines principle that the re-use of a heritage building is often the surest route to securing its future, and
therefore its heritage value for future generations.
Rehabilitation of the Slovak Hall
The key character-defining elements of the Hall are found in its original portion, at the south end of the property.
Those elements include:
•
Its siting at the corner of Ewen Avenue and Wood Street, facing Ewen
•
The gabled roof form
•
The false front and curvilinear front porch
•
The side gable facing east
•
The original wood doors and windows
•
Original exterior materials (probably wood siding like what is currently seen on the back side of the
false front)
•
Shed-roofed side entrance, on the facade facing Wood Street
The proposed development incorporates the retention of all these elements, or their reconstruction where original
elements area beyond repair.
Compatible and Distinguishable Alterations and Additions
Recommended conservation measures in the Standards and Guidelines for rehabilitations to historic places
reflect the understanding that changes to historic structures are usually required in order for the historic place to
be a viable contributor to a development. The guidelines call for new work to be compatible but distinguishable
from the original historic building fabric.
For the Slovak Hall rehabilitation, the new portions of the development include a replacement addition to the
rear of the original Slovak Hall, and alterations to the Hall structure that facilitate its reuse as two residential
units. The exterior alterations to the Hall structure include:
•
New dormers to facilitate bedroom space under the original gable roof
•
New door and window openings at the main floor level to accommodate contemporary living
requirements
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Item 8

REPORT
Development Services
To:

Land Use and Planning Committee

Date:

5/7/2018

From:

Jackie Teed
Acting Director of Development
Services

File:

TUP00017

Item #:

197/2018

Subject:

620 Third Avenue: Temporary Use Permit for Youth Residential
Recovery Program - Preliminary Report to Council

RECOMMENDATION
THAT the Land Use and Planning Committee recommends that Council direct staff to
process the Temporary Use Permit application for 620 Third Avenue as outlined in
this report.
THAT the Land Use and Planning Committee recommend that Council not provide a
grant-in-lieu for the purposes of waiving the Temporary Use Permit fee to the
applicant.

EXECUTIVE SUMMARY
Westminster House has applied to the City for a Temporary Use Permit to operate a
residential recovery program for four female youth at 620 Third Avenue for a three -year
period ending June 1, 2021, with the option of requesting renewal at that time. This program
would provide treatment and support for female youth recovering from addiction.
1. PURPOSE
This application would enable the operation of a youth residential recovery program at 620
Third Avenue. The purpose of this report is to request that the Land Use and Planning
Committee recommend that Council to process the Temporary Use Permit as outlined in this
report.
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City of New Westminster

May 7, 2018

2

2. POLICY AND REGULATIONS
2.1 Official Community Plan
The City’s Official Community Plan (2017) includes the following policy under the section
entitled ‘Community and Individual Wellbeing:’
Foster a community that proactively addresses health issues and facilitates healthy built
environments.
2.2 Zoning By-Law 6680, 2001
The project use would be defined in the Zoning Bylaw as a “Group Living Facility” which is
currently allowed in the (RM-CD-1) Keary Street Comprehensive Development Districts, the
(C-CD-3) Village at Historic Sapperton Comprehensive Development Districts and the (P -6)
Group Care Districts.
The subject site is located in the RS-1 Zone (Single Detached Residential Districts) which
permits single detached dwellings, secondary suites, and laneway or carriage houses in
residential neighbourhoods. The permitted uses do not currently include a Temporary Youth
Treatment Facility or Group Living Facility focused on youth. Given this, the subject
application does not meet current zoning requirements in the RS-1 and will require a
Temporary Use Permit to operate.
2.3 Temporary Use Permits
The Local Government Act authorizes municipalities to issue Temporary Use Permits, which
allow uses which would not normally be permitted to operate on a temporary basis provided
the application is consistent with the Temporary Use Permit requirements as outlined in
section 190.46 of Zoning Bylaw No. 6680, 2001.
The permits are issued for a maximum of three years and, after that time, may be extended
by application for an additional three years. Council may attach conditions to the issuance of
the permit to ensure that the impacts of the temporary use on existing businesses and
properties are mitigated.
The Development Services Fees and Rates Bylaw No. 7683, 2014 requires the payment of a
fee for the application of a Temporary Use Permit of $33.50 per 1,000 square feet or a
portion thereof, of Improved Site Area, or $67.00 per housing unit, whichever is greater
(with a minimum fee of $943.95).
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3. BACKGROUND
3.1 Site Characteristics and Context
The proposed location for the Temporary Use Permit is 620 Third Avenue, which is within a
single detached dwelling built in 1890. This property is located at the corner of Third
Avenue and Seventh Street and is approximately one block from Sixth Street. It is located
adjacent to single detached dwellings and in close proximity to multi-family buildings on
Third Avenue and Seventh Street.
Area Map

4. PROJECT DESCRIPTION
4.1 Project Description
Westminster House is a local organization that provides an affordable residential recovery
program for women healing from addiction. Between January and December 2016, there
were 922 drug overdose deaths in British Columbia; 12 of which occurred in those aged 10
to19 years. Currently, there are no female youth treatment beds available in the Fraser Health
Authority. In response, the Westminster House Board of Directors has endorsed a four -bed
residential recovery program for female youth who are recovering from addiction-related
illness to address this need. The program would be staffed 24/7 and provide support services
to assist in their recovery, including support and mentorship available from its community
partners that have considerable experience in facilitating youth programs.
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5. DISCUSSION
5.1 Proposed Permit Conditions
Given the proposed use is not permitted in the property’s zone, a Temporary Use Permit is
required. The permit would have the following conditions:






shall not provide accommodation to more than four persons at any given time;
shall only serve youth between the ages of 16 and 18;
shall be permitted to operate 24 hours a day;
shall only operate as a temporary treatment centre;
applicant shall submit a Code Consultant Report to the satisfaction of the Director
of Development Services addressing any Building Code issues related to the
intended use, prior to permit issuance.

5.2 Application Fee
The applicant has requested that the fee in the amount of $976.45 be waived for the
Temporary Use Permit application given that the youth residential recovery program will be
meeting an identified community housing need. In the past, the City has given concession on
fees for some non-profit organizations addressing such a need. This has been achieved
through Council approving a grant-in-lieu which has generally been covered by the
Affordable Housing Fund.
Recently the City has been receiving an increasing number of requests for concession on
fees, charges and securities, from various non-profit housing providers. Given the number of
similar requests, the City is currently working on a Fees and Charges Policy for non-market
housing, which would consider fees and charges related to emergency, supportive or
temporary housing, and is expected to be under Council consideration at the end of 2018.
Given this, staff generally does not recommend waiving such fees at this time.
6. REVIEW PROCESS
The following summarizes the steps that would be followed in reviewing this application:
1.
2.
3.
4.
5.

Submission of a complete application to the City;
Circulation to City Departments (Development Review Committee);
Preliminary Report to Land Use and Planning Committee; (subject of this report)
Preliminary Report to Council from the Land Use and Planning Committee;
Applicant to hold an open house or to attend a meeting of the Brow of the Hill
Residents’ Association to provide information on the application;
6. Report to Council for Notice of Opportunity to be Heard;
7. Council to hold an Opportunity to be Heard; and
8. Issuance of permit subject to endorsement by Council.
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7. INTERDEPARTMENTAL LIAISON
This application will be circulated to the Building and Integrated Services Divisions of
Development Services. Building and Fire will also conduct an inspection should Council
approve the issuance of the Temporary Use Permit.
8. OPTIONS
Four options are presented for consideration, they are:
1. That the Land Use and Planning Committee recommend that Council direct staff to
process the Temporary Use Permit application for 620 Third Avenue as outlined in
this report.
2. That the Land Use and Planning Committee recommend that Council not provide a
grant-in-lieu for the purposes of waiving the Temporary Use Permit fee to the
applicant.
3. That the Land Use and Planning Committee recommend that Council approve a
grant-in-lieu for the purposes of waiving the Temporary Use Permit fee to the
applicant in the amount of $976.45.
4. That the Land Use and Planning Committee provide staff with other feedback.
Staff recommends Options 1 and 2.
This report has been prepared by:
Cameron Barker, Planning Assistant
This report was reviewed by:
John Stark, Acting Manager of Planning

Jackie Teed
Acting Director of Development
Services
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