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LIVE WEBCAST / TELECAST: Please note Committee ofthe Whole Meetings, Regular Meetings, Public
Hearings, Evening Meetings and some Special Meetings of City Council are being streamed and are accessible

through the website at http://www.newwestcity.ca/

PUBLIC HEARING
May 29,2017 6:00 p.m.

Council Chamber
City Hall

AGENDA
For On-Table Additions, See item 1 C-1

STATEMENT CONCERNING THE PROPOSED BYLAW AND THE CONDUCT OF
THE PUBLIC HEARING (MAYOR COTE)

| BUSINESS |

1. Official Community Plan (Land Use Designation Amendment) for 1102,1110,
1116 and 1122 Salter Street Bylaw No. 7916,2017

Attachments:
1. Notice of Public Hearing
ii. Bylaw No. 7916,2017

Reports to Council

Report Author Meeting/Document/Date Public Hearing Date #
Clerks Minutes Extracts May 29, 2017 R-1
Development Services | LUPC, Report, July 4, 2016 May 29, 2017 R-2
Development Services | Regular, Report, Aug 29, 2016 May 29, 2017 R-3
Development Services | Regular, Report, Aug 29, 2016 May 29, 2017 R-4
Development Services | LUPC, Report, April 10, 2017 May 29, 2017 R-5
Development Services | Regular, Report, April 24, 2017 May 29, 2017 R-6
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Written Submissions

Name Correspondence Date Date Received In Support/Opposed #
/ Concerns
Port of Vancouver May 26, 2017 On-Table Concerns C-1

a. Explanation of bylaw and proposed development of the lands (Acting
Director of Development Services)

b. Statement concerning the number of written submissions received and their
distribution (City Clerk)

c. Motion to receive submissions

d. Invitation to those present to address the bylaw

e. Motion to close the Public Hearing

f. Motion to refer Bylaw 7916,2017 to Council for Third Reading and

Adoption

2. Zoning Amendment (1102,1110,1116 and 1122 Salter Street) Bylaw 7917,

2017

Attachments:
1. Notice of Public Hearing — See Item 1

i. Bylaw No. 7917,2017

Reports to Council

Report Author Meeting/Document/Date Public Hearing Date #
See Item 1
Written Submissions
Name Correspondence Date Date Received In Support/Opposed #
/ Concerns
See Item 1
a. Explanation of bylaw and proposed development of the lands (Acting
Director of Development Services)
b. Statement concerning the number of written submissions received and their
distribution (City Clerk)
c. Motion to receive submissions
Doc#1031091 Page 2
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d. Invitation to those present to address the bylaw
e. Motion to close the Public Hearing

f. Motion to refer Bylaw 7917,2017 to Council for Third Reading

ADJOURNMENT OF PUBLIC HEARING

Doc#1031091 Page 3
Last updated: May 10,2017
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NOTICE OF PUBLIC HEARING

Official Community Plan Amendment Bylaw No. 7916, 2017 (OCP00015) and Zoning
Amendment Bylaw 7917, 2017 (REZ00128) for 1102,1110,1116 and 1122 Salter Street

MONDAY, MAY 29, 2017 AT 6:00 P.M.

Council Chamber, Second Floor of City Hall, 511 Royal Avenue

This application considers an Official Community Plan (OCP) Land Use
Designation Amendment and a rezoning of the sites. First, consideration will be
given to the OCP amendment from Residential — Compact Lot (RLC) to Residential
— Medium Density (RM). Then, consideration will be given to rezoning the site
from Queensborough Residential Dwelling Districts (RQ -1) to a Mixed Residential
Zone in order to allow the development of a 78 unit residential development.
The project would also dedicate all of the property on the water side of the dyke,
0.17 hectares (0.42 acres), for an extension of the Queensborough Perimeter
Trail.

O . HOW DO | GET MORE HOW CAN | BE HEARD?
w . ‘ INFORMATION? M The public is welcome to attend the
. The bylaw and all pertinent material Public Hearing on May 29,2017 at 6:00
are available for viewing online at pm, or send a written submission addressed to Mayor

www.newwestcity.ca/publicnotices, and also in the and Council prior to the closing of the Public Hearing.

Planning Division at City Hall 10 business days prior Email: clerks@newwestcity.ca

to the Public Hearing, May 12 to May 29, 2017. City In-person: City Hall at 6:00 pm on May 29, 2017
Hall hours are Monday between 8:00 am and 7:00 pm, Post: Legislative Services Department

and Tuesday through Friday between 8:00 am and 511 Royal Avenue

5:00 pm (except statutory holidays). New Westminster BC V3L 1H9
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QUESTIONS AND COMMENTS?

All submitted comments will be distributed
to Council and posted on the City’s website.
For more information regarding this
proposal, please call the Planning Division
at 604-527-4532.

For more information on Public Hearings, please visit
www.newwestcity.ca/publicnotices.

Jan Gibson, City Clerk
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CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 7916, 2017

A Bylaw to Amend Official Community Plan Designation Bylaw No. 7435, 2011

WHEREAS the Local Government Act empowers a local government to adopt an Official
Community Plan;

AND WHEREAS the Corporation of the City of New Westminster has adopted “Official
Community Plan Designation Bylaw No. 7435, 2011”;

AND WHEREAS the Council has specifically considered whether consultation is required with:
(a) Qayqayt First Nation;
(b) Ministry of Transportation and Infrastructure;
(c) Ministry of Environment;
(d) Federal Department of Fisheries and Oceans;
(e) Port Metro Vancouver; and
(f) the Board of Education of School District 40;

(g) any other persons, organizations and authorities it considers will be affected’

and whether such consultation, if required, should be early or ongoing;

AND WHEREAS the Council has considered the amendment, between first and second reading of
the bylaw, in conjunction with:

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

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

AND WHEREAS the Council has consulted with the Board of Trustees of School District No. 40
and has sought its input as to the matters set out in section 881(2) of the Local Government Act in
respect of the amendment;

AND WHEREAS the Council has held a Public Hearing on the amendment;
(a) AND WHEREAS the City wishes to amend the Official Community Plan designated in
Bylaw No. 7435, 2011 by changing the land use designation for that property shown as

Document #: 1019935



Bylaw No. 7916, 2017 2

Block A outlined on the Plan to Accompany City of New Westminster Bylaw No. 7916,
2017 attached to this Bylaw as Schedule 1, from (RLC) Residential — Compact Lot to
Residential — Medium Density (RM) ;

NOW THEREFORE the Council of the Corporation of the City of New Westminster in open
meeting assembled hereby enacts as follows:

1.

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

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

READ A FIRST TIME on an affirmative vote of a majority of all members of Council this

Ist day of May ,2017.
READ A SECOND TIME on an affirmative vote of a majority of all members of Council this
Ist day of May ,2017.
PUBLIC HEARING held this day of ,2017
READ A THIRD TIME on an affirmative vote of a majority of all members of Council this
day of ,2017.
ADOPTED on an affirmative vote of a majority of all members of Council this day of
,2017.
Mayor City Clerk
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Minute Extracts regarding OCP Amendment Bylaw No. 7916, 2017 and Zoning
Bylaw Amendment Bylaw No. 7917.2017

LUPC — July 4, 2016

4. 1102, 1110, 1116 and 1122 Salter Street: Official Community Plan
Amendment and Rezoning from Queensborough Residential Dwelling

Districts (RQ-1) to a Mixed Residential Zone in Order to Allow a 96
Residential Development and Dedicate Land for Park

Unit

Jim Hurst, Planner, summarized the report dated July 4, 2016 regarding 1102,

1110, 1116 and 1122 Salter Street.

In response to questions from the Committee, Mr. Hurst provided the following

information:

e Port Metro Vancouver currently does not allow float homes on water lots;
e All water lots would be owned by Port Metro Vancouver; however, the

City could apply for use of the water lots;

e All units would be a minimum of two bedrooms, and would be family as

well as ground oriented;

e The lots that would be provided as part of the parkland dedication would be

acquired vacant to ensure there is no contamination;

e By owning the properties to the west of the dyke, the City can authorize

individuals to use the water lots;

e The location for the multi-use pathway in this area has not yet been

determined;

e The housing form was decided upon in order to support the backfilling of
the dyke, as well as to provide a variety of housing types, including a mix

of ground oriented housing types; and,
e The proposed housing types would have a better appearance at grade.

MOVED and SECONDED

THAT the Land Use and Planning Committee recommend that staff process the
Official Community Plan Amendment and Rezoning applications as outlined in the
process section of this report, and that this report be forwarded to Council for

information at the next available meeting.

CARRIED.

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

Minute Extracts for OCP Amendment Bylaw Zoning Bylaw Amendment Bylaw No. 7907. 2017
Doc #1037065
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Regular Council — August 29, 2016

31.

1102, 1110, 1116 and 1122 Salter Street

a) Official Community Plan Amendment and Rezoning from Queensborough
Residential Dwelling Districts (RQ-1) to a Mixed Residential Zone in
Order to Allow a 78 Unit Residential Development and Dedicate Land for
Park

MOVED and SECONDED
THAT the Land Use and Planning Committee recommend staff process the
Official Community Plan Amendment and the Rezoning application as outlined
in the process section of this report, and that this report be forwarded to
Council for information.

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

LUPC — April 10, 2017 (Draft)

6.

1102, 1110, 1116 and 1122 Salter Street: Official Community Plan
Amendment and Rezoning to Allow a 78 Unit Residential Development, Park
and Road Dedication - Bylaws for First and Second Readings

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

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

Regular Council — May 1, 2017 (Draft)

18.

1102, 1110, 1116 and 1122 Salter Street: Official Community Plan
Amendment and Rezoning to Allow a 78 Unit Residential Development, Park
and Road Dedication - Bylaws for First and Second Readings

RESOLUTION:
THAT Council consider Olfficial Community Plan Amendment Bylaw 7916, 2017
and Zoning Amendment Bylaw 7917, 2017 for First and Second Reading and
forward the Bylaw to a Public Hearing on May 29, 2017.

ADOPTED BY CONSENT.

Minute Extracts for OCP Amendment Bylaw Zoning Bylaw Amendment Bylaw No. 7907. 2017 Page 2
Doc #1037065
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Development Services
To: Land Use and Planning Committee Date: 7/4/2016
From: Beverly Grieve File: OCPO00015,
Director of Development Services REZ00128

Item #: 47/2016

Subject:  1102,1110,1116 and 1122 Salter Street: Official Community Plan
Amendment and Rezoning from Queensborough Residential Dwelling
Districts (RQ-1) to a Mixed Residential Zone in Order to Allow a 78
Unit Residential Development and Dedicate Land for Park —
Preliminary Report

RECOMMENDATION

THAT the Land Use and Planning Committee recommend that staff process the
Official Community Plan Amendment and Rezoning applications as outlined in the
process section of this report, and that this report be forwarded to Council for
information at the next available meeting.

EXECUTIVE SUMMARY

An application has been received to permit the development of a 78 unit residential
development, which would also provide a 0.42 acre (0.17 hectare) dedication to the City for
an extension of the Queensborough Perimeter Trail. First, the application requires an
amendment to the Queensborough Community Plan land use designation for a majority of
the site from (RLC) — Residential — Compact Lot to (RM) Residential — Medium Density.
Second the entire site requires a rezoning from Queensborough Residential Dwelling
Districts (RQ -1) to a mixed residential zone that would allow compact lot houses, row
houses, townhouses and duplex dwellings. The application would provide a mix of ground
oriented, family oriented accommodation with an average floor space ratio of 0.79 after road
and park dedication.



City of New Westminster July 4, 2016 2

1. PROPOSAL

The application would permit a 78 unit residential development and dedication of 0.42 acres
(0.17 hectares) to the City for an extension of the Queensborough Perimeter Trail.

POLICY AND REGULATIONS
1.1 Queensborough Community Plan Land Use Designations

The portion of the site inside the dyke is designated (RLC) — Residential — Compact Lot in
the Queensborough Community Plan. For technical reasons an amendment is required to this
designation. The proposed amendment meets the general intent of the existing designation.

The portion of the site outside the dyke is designated (IN) — Intertidal — in the
Queensborough Community Plan. This land would be dedicated to the City for an extension
of the Queensborough Perimeter Trail.

2.2 Queensborough Community Plan Development Permit Area Designations

The portion of the site that is inside the dyke is designated as part of Residential
Development Permit Area #2 — Compact Lot. The proposed amendment meets the intent
of the design guidelines. The portion of the site proposed for Row Houses, Duplex Dwellings
and Townhouses would require a change in Development Permit Area designation to B.1
Ewen Avenue Multi-Family.

The portion of the site that is inside the dyke is also designated as part of Natural Hazard
Development Permit Area #1 — Flood Hazard. All buildings will satisfy the requirements
of the Natural Hazard Development Permit Area.

The portion of the site that is outside the dyke is designated as part of Industrial and Mixed
Employment Development Permit Area #4 — Intertidal. This land would be dedicated to
the City for an extension of the Queensborough Perimeter Trail.

2.3 Zoning Bylaw

The site is currently zoned Queensborough Residential Dwelling Districts (RQ -1). The
zoning would allow the property to be subdivided into lots with a minimum lot size of 4,000
square feet. The four properties in this application have a land area inside the dyke of
202,779 square feet (18,838.9 square metres) and a land area outside of the dyke of 18,505
square feet(1,719.2 square metres). The land inside the dyke could be subdivided into
approximately 30 lots with an average lotsize of4,800 square feet (445.9 square metres).
This would allow 30 houses with a maximum floor space ratio of 0.55. All of the houses
could have a secondary suite.

Agenda ltem 47/2016
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2. BACKGROUND
2.1 Site Characteristics and Context

The site is currently surrounded on all sides by sites that are zoned and developed with single
detached residential dwellings. The Official Community Plan vision for the area is for a
compact lot single detached residential neighbourhood.

2.2 Project Description

The applicant proposes to construct 18 duplex dwellings, 14 row houses, 10 compact lot
houses and 36 townhouses for a total of 78 residential units. Secondary suites would not be
allowed in any of the proposed units, and a covenant would be registered to this effect. The
applicant would dedicate the land on the foreshore outside of the dyke to the City for an
extension of the Queensborough Perimeter Trail.

The proposed site plan would require the dedication of one new road and three lanes so that
all units are provided with rear access. This allows the completion of the Salter Street,
Jardine Street and South Dyke Road streetscape with street friendly dwellings and a sidewalk
that is not interrupted by driveways.

2.3 Project Statistics

The site area and the dedications proposed for park and road are shown in the following
table:

Total Site Area: 5.08 acres (2.06 hectares) 100%
Dedication for the 18,297 sq. ft. (1,699.9 sq. m.) | 8.3 %
Extension of the 0.42 acres ( 0.17 hectares)
Queensborough Perimeter

Trail

Site Area Dedicated for 23,123 sq. ft. (2,148.2sq. m.) | 10.4 %
Road and Lane 0.53 acres (0.22 hectares)

Net Site Area After 4.23 acres (1.71 hectares) 81.3%
Dedications

Agenda ltem 47/2016
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The project statistics for the net site after dedications is shown in the following table:

Housing Zone Lot Area | Units Density Floor
Type Units per Space
acre/hectare Ratio
Compact RT-2D | 0.81 acres 10 14 —-16 up.a. 0.8
Lot House (0.33 ha) (35—-40u.p.h)
Row RT-2E | 0.65 acres 14 30 u.p.a. 0.8-1.0
House (0.28 ha.) (74.1 u.p.h)
Fee Simple CD 0.80 acres 18 30 u.p.a. 0.8-1.0
Duplex (0.32 ha) (74.1 u.p.h.)
Townhouse | RT - 3A | 1.97 acres 36 18.2 up.a. 0.7
(0.80 ha.) (45.1 up.h.)
Total 3.63 acres | 78 Average
(1.48 ha) 0.79

3. DISCUSSION
3.1 Queensborough Community Plan Land Use Designation Considerations

The existing (RLC) Residential — Compact Lot land use designation of this site allows the 10
units of compact lot dwellings so that portion of the project could proceed directly to
rezoning as the proposed use satisfies the current designation.

The portion of the site proposed for Row Houses, Duplex Dwellings and Townhouses would
require a change in the designation in the Queensborough Community Plan from the existing
(RLC) Residential — Compact Lot to (RM) Residential - Medium Density. The
Queensborough Community Plan defines this designation as:

(RM) Residential - Medium Density — this area will include medium density multi-
family residential uses such as rowhouses, townhouses, and low-rises. Depending on the
provision of public amenities, a density bonus may be provided in order to reach the
upper limits of density in this area.

The general intent of designating this area (RLC) Residential Compact Lot was: 1) to
provide an area for innovative ground oriented housing in support of housing choice in
Queensborough; and 2) to facilitate raising the grade adjacent to the dyke. The proposed
application meets these two general intentions. All of the housing proposed in the Official
Community Plan Amendment application is family oriented, ground oriented housing that is
at a density similar to the compact lot housing identified in the current land use designation.

Agenda ltem 47/2016
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The application provides a variety of housing forms and tenure. The duplex, compact lot and
rowhouses are fee simple ownership while the townhouses will be strata ownership.

The proposed development meets this general intent as, on the south half of the site will be
filled to the level of the dyke, and the rowhouses and compact lot dwellings will be located
there, which are better housing forms for the filled portion of the site as they place parking at
grade to the rear of their lot and the residential floor space is constructed near grade. The
proposal to construct townhomes and duplex dwellings on the north half of the site is
appropriate as that portion of the site will not change elevation significantly and these two
forms of housing place the parking under the dwelling to elevate the residential floor space
above the flood plain requirement.

3.2 Queensborough Community Plan Development Permit Area Considerations

The existing residential Development Permit Area designation of this site — B.2 Compact Lot
identifies. As part of the OCP amendment, the portions of the subject site which would be
developed as Row Houses, Duplex Dwellings and Townhouses would need to be amended to
be in the B.1 Ewen Avenue Multi-Family Development Permit Area, which has design
guidelines more suited to these uses.

As a next step in the application review process, the proposed development will be reviewed
against the design guidelines of the B.1 Ewen Avenue Multi-Family Development Permit
Area.

3.3 Parkland Dedication for Perimeter Trail

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

3.4 Urban Design & Open Space

The project is designed so that houses front on all streets with vehicular access at the rear of
the lot. This permits a front fagade for the house that is free of garage doors and a front yard
that is fully landscaped. This also allows the sidewalks to be pedestrian friendly on Salter
Street, Jardine Streetand South Dyke Road as they are free of driveway crossings.

All of the rowhouse, compact lot and duplex units have spacious yards. The townhouse units
have private yards with a common open space/playground area. A new road that would be
dedicated as part of this development has a section that is proposed to be developed as an
open space area.

Agenda ltem 47/2016
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Staff will work with the applicant to explore and refine the proposed design for the public
and private open space, streetscapes, and interface between public and private areas as a key
next step prior to proceeding with the application review process.

4. PROCESS

The next steps in the application review process are

1.
2.

B~ W

XN

9.

LUPC recommendation to initiate the processing of this application.

Applicant provides detailed Landscape and Architectural drawings for staff review
against Development Permit Area design guidelines and other City urban design
policy.

The project is reviewed by all City Departments.

Council consideration of a report on Consultation requirements for the
Queensborough Community Plan amendment as required by Sections 475 and 476
(formally sections 879 and 881) of the Local Government Act.

The project is considered by the New Westminster Design Panel.

The applicant will hold a public meeting.

The applicant will consult with the Queensborough Residents’ Association

The Official Community Plan Amendment and the rezoning application for the site
are considered by the Advisory Planning Commission.

LUPC consideration of Official Community Plan Amendment and the rezoning.

10.LUPC recommendation to Council.
11.Council consideration of the Official Community Plan Amendment and Zoning

Amendment Bylaws.

S. OPTIONS

There are three options for LUPC’s consideration; they are:

1.

2.

3.

That the Land Use and Planning Committee recommend that staff process the Official
Community Plan Amendment and Rezoning applications as outlined in the process
section of this report, and that this report be forwarded to Council for information at
the next available meeting.

That the Land Use and Planning Committee recommend to Council that staff be
directed to process the Official Community Plan Amendment and Rezoning

applications as outlined in the process section of this report.

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

Staff recommends Option 1.

Agenda ltem 47/2016
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ATTACHMENTS

Attachment 1: Location Map
Attachment 2: Project Plans

This report has been prepared by:
Jim Hurst, Planner

This report has been reviewed by:
Jackie Teed, Manager of Planning

%g@at

Beverly Grieve
Director of Development Services

Agenda ltem 47/2016
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RESIDENTIAL DEVELOPMENT

1102, 1110, 1116 & 1122 Salter Street, New Westminster
April 20, 2016

BERNARD DECOSSE ARCHITECT INC.



DESIGN RATIONAL ~ 1102,1110,1116 & 1122 Salter Street
New Westminster, BC

SITE DESCRIPTION

The proposed development site is located within the Western Residential Neighbourhood of the
Queensborough Community along the shores of the Fraser River. The site enjoys river views to the
south and distant mountain views to the north and east.  The civic and commercial community,
centered on Ewen Street is within walking distance as is the Howe Street corridor which is the primary
access from Highway 91A to Queensborough and the link to the business and entertainment center
north of Highway 91A. The properties front on the Fraser River and as such have direct access to the

Queensborough Perimeter Trail.

Image 2: North and east mountain view

BERNARD DECOSSE

ARCHITECT INC

The site consists of 4 properties 1102, 1110, 1116, and 1122 Salter Street. The four properties are
bounded by an existing single family development to the west, Salter Street to the North, Jardine Street
to the east and the Fraser River to the south. The lots are bisected by South Dyke Road to the south
dividing each property into two distinct parcels within each single lot (Image 4). Currently the lots are
vacant but for an abandoned structure that straddles the South Dyke Road Right of way on the
waterfront parcels of Lots 1 and 2. Lots sizes range from +/- 55,200 sf to 55,500 sf and the gross site
area of the four lots combined is 5.08 acres (2.06 hectares). Currently the properties are zoned RQ-1
Single Detached, as are the neighbouring sites. The Queensborough Community Plan contemplates
(RCL) Residential — Compact Lot Zoning.

The lot area north of South Dyke Road is presently covered in preload. The properties have no
significant native trees or landscaping of any description other than what exists along the foreshore
parcels. Three Class C (no fish habitat) watercourses are identified within Policy 4.2: Protect and
enhance the ecological function of freshwater wetlands and watercourses of the Queensborough
Community Plan. The existing ditches are located along the west property line and along the north and
east property line adjacent Salter and Jardine Streets respectively. The foreshore is red coded within
Policy 4.3: Protect and enhance the ecological integrity of the Fraser River foreshore of the
Queensborough Community Plan and as such is subject to significant development restrictions.

The properties are within the flood plain of the Fraser River. The primary defence for the
Queensborough community is the perimeter dyke around Lulu Island which abuts the subject properties.
All new developments in this area must comply with Flood Construction Level (FCL) regulations. The
high water table and the minimum elevation of habitable space are determining factors in the
relationship of the proposed development to street level and the surrounding neighbourhood. The
minimum habitable floor level is 3.53 m. The geotechnical review recommends maximum yard grades
for new developments on these properties, ranging from 2.0 to 3.0 m elevation along the western
property line and South Dyke Road to 1.5 m adjacent Jardine and Salter Streets. The challenge is to
produce a design solution that satisfies the FCL and geotechnical requirements in an aesthetic manner
that respects the existing neighbourhood and establishes a strong relationship to the street.
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South Dyke Road Street Edge

Image 3:

PROJECT DESCRIPTION

The proposed development strategy would see the construction of 78 housing units of which 36 would
be strata two and three bedroom townhouses, 14 fee simple two and three bedroom row houses, 18 fee
simple 3 bedroom duplex units and 10 fee simple small lot single family homes. This strategy will
require an amendment to the OCP from RCL Residential — Compact Lot for the townhouse, duplex and
row house sites to RM — Medium Density, which would permit row houses, townhouses and duplexes.

The development will require the following re-zoning:

e Duplexes — from Single Detached RQ-1 to CD based on the RT-2E with revisions to the building
height and setbacks;

* Townhouses — from Single Detached RQ-1 to Queensborough Townhouse Districts (RT-3A);

* Row houses — from Single Detached RQ-1 to Row Houses Districts (RT-2E)

® Single Family — from Single Family Detached RQ-1 to Single Detached Dwelling Districts (compact

Lots) (RT-2D)

The existing properties are to be consolidated and subdivided to accommodate the new proposed
development lots and roadways. A road dedication running parallel with Salter Street, ‘Road A’, will
provide the necessary frontage for the 14 row houses. In addition there will be three new lane
The northern lane will parallel Salter Street and provide access to the parking garages of
The north-south lane provides access to the parking

dedications.
the fee simple duplexes fronting on Salter Street.

BERNARD DECOSSE

ARCHITECT INC

garages of the duplexes facing Jardine Street and to the eastern most townhouse units. The
southernmost lane provides access to the parking for the rowhouses and single family homes fronting on
the new Road A dedication and South Dyke road respectively. The north half of the 20 m road dedication
will be completed and the homes will be setback 7.5 m from the new property line or to the northern
extent of the Dyke Right of Way, whichever is greater. The foreshore parcels of the existing 4 lots are
to be dedicated to the City of New Westminster, facilitating the completion of that section of the
Perimeter Trail, ensuring this section of the foreshore is protected from all further development.
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Image 4: Proposed zoning and road ways

The following table provides a summary of the proposed new zonings, their respective site areas and
allowable density. The foreshore, road and lane dedications represent 28.7% of the 5.08 acres gross lot

area of the 4 lots.

Housing Type

Proposed Zoning

Lot Area

Max. Density

0.80ac(0.32 ha

30 Units per acre

Lane Dedications

0.41 ac(0.17 ha

Road Dedications

0.62 ac (0.25 ha

Duplex CD based on RT-2E )
Townhouse RT-3A 1.36 ac (0.55 ha) .90 FSR
Row House RT-2E 0.65 ac (0.26 ha) 30 Units per acre
Single Family RT-2D 0.81 ac(0.33 ha) 35% of Lot Area
)
)

Foreshore Dedication

0.42 ac (0.17 ha)

Total Site Area

5.08 ac (2.05 ha)

Table 1:

Proposed lot area, site area and density allowed
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é Corporation of the City of
= \EW WESTMINSTER

REPORT

Development Services
To: Mayor Coté and Members of Council Date: 8/29/2016
From: Beverly Grieve File: OCP00015

Director of Development Services

Item #: 273/2016

Subject:  1102,1110,1116 and 1122 Salter Street - Queensborough Community
Plan Amendment Consideration of Public Consultation

RECOMMENDATION

THAT Council, with regard to the proposed Queensborough Community Plan
Amendment Application and the Development Application at 1102, 1110, 1116 and
1122 Salter Street:

1) Give consideration to the requirements of Section 475 and 476 as well as other
relevant sections of the Local Government Act;

2) Direct staffto advise and consult with:

e Aan &R

Qayqayt First Nation;

Ministry of Transportation and Infrastructure;
Ministry of Environment;

Federal Department of Fisheries and Oceans;
Port Metro Vancouver; and

the Board of Education of School District 40;

3) Direct staffto seek input from interested parties in the following manner:

® RS S8

send a request for written comments to the parties listed above;

place a notice on the City Page to advise the public of this application,
consult with the Queensborough Residents Association;

hold a public meeting,

require the applicant to include notice of the proposed OCP amendment on
the site signage required for the rezoning application.



City of New Westminster

August 29,2016

4) Not require consultation with:
a. any greater boards or improvement districts other than as noted herein, as

none are considered to be affected by this application; and any provincial or

federal agency other than as noted herein, as none are considered to be
affected by this application.

PURPOSE

The purpose ofthis report is to identify opportunities for consultation with those parties that

may be affected by a proposed Queensborough Community Plan amendment for the

development application at 1102, 1110,1116 and 1122 Salter Street, as required by Sections

475 and 476 of the Local Government Act.

BACKGROUND

Applicant:

Current Zoning:

Queensborough Neighbourhood Residential Dwelling
Districts (RQ-1)

OCP Land Use
Designations

RCL — Residential Compact Lot
IN — Intertidal

Development Permit
Areas:

1. Residential Development Permit Area #2 — Compact Lot
2. Industrial and Mixed Employment Development Permit
Area #4 Intertidal

3.Natural Hazard Development Permit Area #1 — Flood
Hazard

Site Area:

5.08 acres (2.06 hectares)

Agenda ltem 273/2016
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Context Map

Legislated Consultation Requirements

Section 475 and 476 of the Local Government Act provides specific requirements for
consultation that must occur prior to the consideration of an Official Community Plan (OCP)
amendment. The Act requires local government to provide one or more opportunities it
considers appropriate for consultation with the organizations and authorities it considers will
be affected by the proposed OCP amendment. The local government must:

a) consider whether the opportunities for consideration with one or more
organizations and authorities should be early and ongoing; and

b) specifically consider whether consultation is required with:

i)  the board of the regional districtin which the area covered by a plan is

located;

ii) the board of any regional district that is adjacent to the area covered by
the plan;

iii) the council of any municipality that is adjacent to the area covered by
the plan;

iv)  First Nations;
v)  greater boards and improvement boards;
vi) the Provincial and Federal governments and their agencies; and

c) Consult with the Board of Education and seek input on the following:

1) the actual and anticipated needs for school facilities and support services
in the school districts;

Agenda ltem 273/2016
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ii) the size, number and location of the sites anticipated to be required for
the school facilities referred to in paragraph (i);

iii) the type of school anticipated to be required on the sites referred to in
paragraph (i1);

iv) when the school facilities and support services referred to in paragraph
(1) are anticipated to be required,

v) how the existing and proposed school facilities relate to existing or
proposed community facilities in the area.

Rezoning Process

The four properties are zoned Queensborough Neighbourhood Residential Dwelling Districts
(RQ-1). As a result the property owner has submitted a rezoning application for their
properties. The rezoning would implement the land use designation determined by the
Official Community Plan amendment review process. The rezoning would be processed
concurrently with the Official Community Plan amendment.

PROPOSAL

There are two parts to the proposal: 1) the Proposed Land Use Designation; and 2) the
Proposed Zoning. Each part of the proposal is outlined below.

1) Proposed Land Use Designations

The Queensborough Community Plan (QCP), designates the portion of the property inside
the dyke as (RCL) — Residential Compact Lot while the portion of the property outside of the
dyke is designated as (IN) — Intertidal. These land use designations are described as:

(RLC) Residential — Compact Lot — this area will include low density residential uses
including single detached houses, single detached houses on a compact lot, houses with a
secondary suite, cluster houses, places of worship, and home occupations.

(IN) Intertidal — this area will predominantly remain in a natural state in order to
preserve the intertidal area of the Fraser River foreshore. Uses such as lookouts, trails,
docks, and marine commercial and working river uses such as wharfs, are permitted as
long as the surrounding natural habitat is enhanced. Approval from other agencies (e.g.
Port Metro Vancouver) may also be required.

The applicant proposes to change the designation of the property inside the dyke to:

Residential — Medium Density (RM) — Predominantly ground-oriented townhouse
development at densities and sizes comparable to that already found in the

Agenda ltem 273/2016
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neighbourhood. Compact single-detached lots or other ground oriented housing may also
be included over portions of the site.

2) Proposed Zoning

The four properties in this application are currently zoned Queensborough Neighbourhood
Residential Dwelling Districts (RQ-1). As a result, the applicant has submitted a rezoning
application for their properties. In keeping with the proposed land use designations the
following zoning is proposed.

Proposed Land Proposed Zone Lot Area | Number
Use Designation of Units
(RM) Residential Single Detached Dwelling 0.81 acres
Medium Density Districts (Compact Lots) (RT-2D) | (0.33 ha.)
(RM) Residential : Row House Districts (RT — 2E) 0.65 acres 14
Medium Density (0.28 ha.)
(RM) Residential | Compact Lot Duplex — CD Zone 0.80 acres 36
Medium Density (0.32 ha.)
(RM) Residential i Queensborough Townhouse 1.97 acres 36
Medium Density Districts (RT-3A) (0.80 ha)
(IN) Intertidal Parks District (P-10) 0.42 acres
(0.17 ha.)
Total 5.08 acres | 96 units
(2.06 ha.)

A report was presented to Council on July 4, 2016 that outlined a preliminary zoning concept
and proposed that the Queensborough Community Plan amendment process and rezoning
processes run concurrently from the beginning of the process.

Context Information

The site is bordered on the north, east and west by single detached dwellings zoned
Queensborough Neighbourhood Residential Dwelling Districts (RQ-1). To the south of the
subject property is the Annacis Channel of the Fraser River.

ANALYSIS

Consideration of Consultation

Council is required to consider who could be affected by the proposed Official Community
Plan (OCP) amendments. The Local Government Act requires that Council specifically

consider whether consultation is required with the groups listed below. Staff has provided a
recommendation for Council’s consideration for each of the identified groups:

Agenda ltem 273/2016
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1) The board of the regional districtin which the area covered by the OCP is located.

Consultation with Metro Vancouver is not recommended given the scale of the
proposed development.

i1) The board of any regional district that is adjacent to the area covered by the plan.

Consultation with other regional districts is not recommended as the proposed
OCP amendment is not considered to affect adjacent Regional Districts.

111) The council of any municipality that is adjacent to the area covered by the plan.

Consultation with the municipality of Richmond is not recommended given the
scale of the proposed development.

iv) First Nations.

The Government of British Columbia has created the First Nations
Consultative Areas Database which provides contact information for First
Nations who may have Aboriginal Interests identified within the area queried.
Using this tool, staff has identified which First Nations have interests in New
Westminster. Staff will contact each and determine what level of consultation
is appropriate and in what circumstances (e.g. for what scale and type of
application). Until, this work is complete staff recommend continuing the
City’s current practice regarding consulting Frist Nations. As such,
consultation with Chief Rhonda Larrabee is recommended since the Qayqayt
First Nation has interest in the future of New Westminster.

v) Greater boards and improvement boards.

The Greater Vancouver Sewer and Drainage District Board oversee the
operation of regional utilities in New Westminster. Due to the scale of the
project, consultation with this board is not recommended.

vi) The Provincial and Federal governments and their agencies.

Consultation with the Provincial Ministry of Highways and Infrastructure is
recommended since the subject site falls within 800 metres of a controlled
access highway. All ofthe properties have river frontage, therefore the Federal
Department of Fisheries and Oceans as well as the Provincial Ministry of
Environment and Port Vancouver should be consulted.

Agenda ltem 273/2016
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Board of Education

Consultation is recommended with School District No. 40 (New Westminster) as the

proposed OCP amendment could impact school enrolment through the introduction of
new residential dwellings.

In addition to the outside agencies listed above, the Queensborough Residents’ Association
will be consulted in line with the City’s typical practice.

The consultation requirements under this section of the Local Government Act are in addition
to the Public Hearing requirement.

DEVELOPMENT REVIEW PROCESS

Below is an overall outline of the anticipated development review process for this project.
The bold text outlines where we are currently at within the process.

1. Preliminary report received by Council on July 3, 2016.

2. The application has been circulated to all City Departments for review.

3. Report to Council on Sections 475 and 476 of the Local Government Act regarding
consultation for the OCP amendment. August 29,2016

4. New Westminster Design Panel review of proposed design. October

. Queensborough Resident’s Association meeting and Open House. October

6. Advisory Planning Commission consideration of Official Community Plan and
Zoning Bylaw amendment bylaws. November

7. Report to Council for consideration of First and Second Readings of the OCP and
Zoning Bylaw amendment bylaws. December

8. Public Hearing related to the proposed OCP and Zoning Bylaw amendment bylaws
and consideration of Third Reading. January 2017

9. Consideration of Final adoption of OCP amendment bylaw.

10.Consideration of Final adoption of Zoning Bylaw amendment bylaw.

N

INTERDEPARTMENTAL LIAISON

The Planning Division will be responsible for the consultation outlined in this report. City
staff from the Engineering and the Parks, Culture and Recreations Departments are involved
in the review of the Queensborough Community Plan amendment and the rezoning of the
site.
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OPTIONS

There are three options for Council’s consideration; they are:

1. That Council, with regard to the Official Community Plan Amendment application for
1102,1110,1116 and 1122 Salter Street:

1) Give consideration to the requirements of Section 475 and 476 as well as other
relevant sections of the Local Government Act;

2) Direct staff to advise and consult with:

a.
. Provincial Ministry of Transportation and Infrastructure;

o Ao o

Qayqgayt First Nation;

Provincial Ministry of Environment;

Federal Department of Fisheries and Oceans;
Port Vancouver; and

the Board of Education of School District 40;

3) Direct staff to seek input from interested parties in the following manner:

a.
b.
c.

d.

send a request for written comments to the parties listed above;

place a notice on the City Page to advise the public of this application;
require the applicant to include notice of the proposed OCP amendment on
the site signage required for the rezoning application and

require the applicant to hold a public meeting and consult with the
Queensborough Residents Association.

4) Not require consultation with:
a. any greater boards or improvement districts other than as noted herein, as none

are considered to be affected by this application; and

b. any provincial or federal agency other than as noted herein, as none are

considered to be affected by this application.

2. That Council receive this report and take no further action.

3. That Council provide staff with an alternative direction.

Staff recommends Option 1.

Agenda ltem 273/2016
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This report has been prepared by:
Jim Hurst, Planner

Approved for Presentation to Council

Beverly Grieve
Director of Development Services

Agenda ltem 273/2016

Lisa Spitale
Chief Administrative Officer
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Land Use and Planning Committee

To: Mayor Coté and Members of Council Date: 8/29/2016

From: Land Use and Planning Committee File: REZ000128
Item #: 274/2016

Subject: 1102,1110,1116 and 1122 Salter Street: Official Community Plan
Amendment and Rezoning from Queensborough Residential Dwelling
Districts (RQ-1) to a Mixed Residential Zone in Order to Allow a 78
Unit Residential Development and Dedicate Land for Park

RECOMMENDATION

THAT the Land Use and Planning Committee recommend staff process the Official
Community Plan Amendment and the Rezoning application as outlined in the process
section of this report, and that this report be forwarded to Council for information.

EXECUTIVE SUMMARY

An application has been received to permit the development of a 78 unit residential
development, which would also provide a 0.42 acre (0.17 hectare) dedication to the City for
an extension of the Queensborough Perimeter Trail. First, the application requires an
amendment to the Queensborough Community Plan land use designation for a majority of
the site from (RLC) — Residential — Compact Lot to (RM) Residential — Medium Density.
Second the entire site requires a rezoning from Queensborough Residential Dwelling
Districts (RQ -1) to a mixed residential zone that would allow compact lot houses, row
houses, townhouses and duplex dwellings. The application would provide a mix of ground
oriented, family oriented accommodation with an average floor space ratio of 0.79 after road
and park dedication.
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1. COMMENTS & ANALYSIS

At its meeting held July 4,2016, the Land Use and Planning Committee (LUPC) considered
the attached staff report and adopted the above recommendation.

1.1 Engineering requirements

Engineering staff are currently reviewing the application.

2. OPTIONS

The following options are presented for Council consideration:
1. That this report be received for information.
2. Provide staff with alternative direction.

The Land Use and Planning Committee recommend option 1.

ATTACHMENTS

Appendix 1: Report to LUPC dated July 4, 2016

This report has been prepared by:
Jim Hurst, Planner

Submitted on Behalf of the Land Use Approved for Presentation to Council
and Planning Committee

’//g’g@étt

Beverly Grieve Lisa Spitale
Director of Development Services Chief Administrative Officer

Agenda ltem 274/2016
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Development Services
To: Land Use and Planning Committee Date: 7/4/2016
From: Beverly Grieve File: OCP00015,
Director of Development Services REZ00128

Item #: 47/2016

Subject: 1102,1110,1116 and 1122 Salter Street: Official Community Plan
Amendment and Rezoning from Queensborough Residential Dwelling
Districts (RQ-1) to a Mixed Residential Zone in Order to Allow a 78
Unit Residential Development and Dedicate Land for Park —
Preliminary Report

RECOMMENDATION

THAT the Land Use and Planning Committee recommend that staff process the
Official Community Plan Amendment and Rezoning applications as outlined in the
process section of this report, and that this report be forwarded to Council for
information at the next available meeting.

EXECUTIVE SUMMARY

An application has been received to permit the development of a 78 unit residential
development, which would also provide a 0.42 acre (0.17 hectare) dedication to the City for
an extension of the Queensborough Perimeter Trail. First, the application requires an
amendment to the Queensborough Community Plan land use designation for a majority of
the site from (RLC) — Residential — Compact Lot to (RM) Residential — Medium Density.
Second the entire site requires a rezoning from Queensborough Residential Dwelling
Districts (RQ -1) to a mixed residential zone that would allow compact lot houses, row
houses, townhouses and duplex dwellings. The application would provide a mix of ground
oriented, family oriented accommodation with an average floor space ratio of 0.79 after road
and park dedication.
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1. PROPOSAL

The application would permit a 78 unit residential development and dedication of 0.42 acres
(0.17 hectares) to the City for an extension of the Queensborough Perimeter Trail.

POLICY AND REGULATIONS
1.1 Queensborough Community Plan Land Use Designations

The portion of the site inside the dyke is designated (RLC) — Residential — Compact Lot in
the Queensborough Community Plan. For technical reasons an amendment is required to this
designation. The proposed amendment meets the general intent of the existing designation.

The portion of the site outside the dyke is designated (IN) — Intertidal — in the
Queensborough Community Plan. This land would be dedicated to the City for an extension
of the Queensborough Perimeter Trail.

2.2 Queensborough Community Plan Development Permit Area Designations

The portion of the site that is inside the dyke is designated as part of Residential
Development Permit Area #2 — Compact Lot. The proposed amendment meets the intent
of the design guidelines. The portion of the site proposed for Row Houses, Duplex Dwellings
and Townhouses would require a change in Development Permit Area designation to B.1
Ewen Avenue Multi-Family.

The portion of the site that is inside the dyke is also designated as part of Natural Hazard
Development Permit Area #1 — Flood Hazard. All buildings will satisfy the requirements
of the Natural Hazard Development Permit Area.

The portion of the site that is outside the dyke is designated as part of Industrial and Mixed
Employment Development Permit Area #4 — Intertidal. This land would be dedicated to
the City for an extension of the Queensborough Perimeter Trail.

2.3 Zoning Bylaw

The site is currently zoned Queensborough Residential Dwelling Districts (RQ -1). The
zoning would allow the property to be subdivided into lots with a minimum lot size of 4,000
square feet. The four properties in this application have a land area inside the dyke of
202,779 square feet (18,838.9 square metres) and a land area outside of the dyke of 18,505
square feet(1,719.2 square metres). The land inside the dyke could be subdivided into
approximately 30 lots with an average lotsize of4,800 square feet (445.9 square metres).
This would allow 30 houses with a maximum floor space ratio of 0.55. All of the houses
could have a secondary suite.

Agenda ltem 47/2016
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2. BACKGROUND
2.1 Site Characteristics and Context

The site is currently surrounded on all sides by sites that are zoned and developed with single
detached residential dwellings. The Official Community Plan vision for the area is for a
compact lot single detached residential neighbourhood.

2.2 Project Description

The applicant proposes to construct 18 duplex dwellings, 14 row houses, 10 compact lot
houses and 36 townhouses for a total of 78 residential units. Secondary suites would not be
allowed in any of the proposed units, and a covenant would be registered to this effect. The
applicant would dedicate the land on the foreshore outside of the dyke to the City for an
extension of the Queensborough Perimeter Trail.

The proposed site plan would require the dedication of one new road and three lanes so that
all units are provided with rear access. This allows the completion of the Salter Street,
Jardine Street and South Dyke Road streetscape with street friendly dwellings and a sidewalk
that is not interrupted by driveways.

2.3 Project Statistics

The site area and the dedications proposed for park and road are shown in the following
table:

Total Site Area: 5.08 acres (2.06 hectares) 100%
Dedication for the 18,297 sq. ft. (1,699.9 sq. m.) | 8.3 %
Extension of the 0.42 acres ( 0.17 hectares)
Queensborough Perimeter

Trail

Site Area Dedicated for 23,123 sq. ft. (2,148.2 sq. m.) | 10.4 %
Road and Lane 0.53 acres (0.22 hectares)

Net Site Area After 4.23 acres (1.71 hectares) 81.3%
Dedications

Agenda ltem 47/2016
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The project statistics for the net site after dedications is shown in the following table:

Housing Zone Lot Area | Units Density Floor
Type Units per Space
acre/hectare Ratio
Compact RT-2D | 0.81 acres 10 14 -16 up.a. 0.8
Lot House (0.33 ha) (35-40u.p.h)
Row RT-2E | 0.65 acres 14 30 up.a. 0.8-1.0
House (0.28 ha.) (74.1 u.p.h)
Fee Simple CD 0.80 acres 18 30 u.p.a. 0.8-1.0
Duplex (0.32 ha) (74.1 u.p.h.)
Townhouse | RT - 3A | 1.97 acres 36 18.2 up.a. 0.7
(0.80 ha.) (45.1 up.h.)
Total 3.63 acres | 78 Average
(1.48 ha) 0.79

3. DISCUSSION
3.1 Queensborough Community Plan Land Use Designation Considerations

The existing (RLC) Residential — Compact Lot land use designation of this site allows the 10
units of compact lot dwellings so that portion of the project could proceed directly to
rezoning as the proposed use satisfies the current designation.

The portion of the site proposed for Row Houses, Duplex Dwellings and Townhouses would
require a change in the designation in the Queensborough Community Plan from the existing
(RLC) Residential — Compact Lot to (RM) Residential - Medium Density. The
Queensborough Community Plan defines this designation as:

(RM) Residential - Medium Density — this area will include medium density multi-
family residential uses such as rowhouses, townhouses, and low-rises. Depending on the
provision of public amenities, a density bonus may be provided in order to reach the
upper limits of density in this area.

The general intent of designating this area (RLC) Residential Compact Lot was: 1) to
provide an area for innovative ground oriented housing in support of housing choice in
Queensborough; and 2) to facilitate raising the grade adjacent to the dyke. The proposed
application meets these two general intentions. All of the housing proposed in the Official
Community Plan Amendment application is family oriented, ground oriented housing that is
at a density similar to the compact lot housing identified in the current land use designation.

Agenda ltem 47/2016
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The application provides a variety of housing forms and tenure. The duplex, compact lot and
rowhouses are fee simple ownership while the townhouses will be strata ownership.

The proposed development meets this general intent as, on the south half of the site will be
filled to the level of the dyke, and the rowhouses and compact lot dwellings will be located
there, which are better housing forms for the filled portion of the site as they place parking at
grade to the rear of their lot and the residential floor space is constructed near grade. The
proposal to construct townhomes and duplex dwellings on the north half of the site is
appropriate as that portion of the site will not change elevation significantly and these two
forms of housing place the parking under the dwelling to elevate the residential floor space
above the flood plain requirement.

3.2 Queensborough Community Plan Development Permit Area Considerations

The existing residential Development Permit Area designation of this site — B.2 Compact Lot
identifies. As part of the OCP amendment, the portions of the subject site which would be
developed as Row Houses, Duplex Dwellings and Townhouses would need to be amended to
be in the B.1 Ewen Avenue Multi-Family Development Permit Area, which has design
guidelines more suited to these uses.

As a next step in the application review process, the proposed development will be reviewed
against the design guidelines of the B.1 Ewen Avenue Multi-Family Development Permit
Area.

3.3 Parkland Dedication for Perimeter Trail

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

3.4 Urban Design & Open Space

The project is designed so that houses front on all streets with vehicular access at the rear of
the lot. This permits a front fagade for the house that is free of garage doors and a front yard
that is fully landscaped. This also allows the sidewalks to be pedestrian friendly on Salter
Street, Jardine Streetand South Dyke Road as they are free of driveway crossings.

All of the rowhouse, compact lot and duplex units have spacious yards. The townhouse units
have private yards with a common open space/playground area. A new road that would be
dedicated as part of this development has a section that is proposed to be developed as an
open space area.
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Staff will work with the applicant to explore and refine the proposed design for the public
and private open space, streetscapes, and interface between public and private areas as a key
next step prior to proceeding with the application review process.

4. PROCESS

The next steps in the application review process are

1.
2.

RS ]

XN

9.

LUPC recommendation to initiate the processing of this application.

Applicant provides detailed Landscape and Architectural drawings for staff review
against Development Permit Area design guidelines and other City urban design
policy.

The project is reviewed by all City Departments.

Council consideration of a report on Consultation requirements for the
Queensborough Community Plan amendment as required by Sections 475 and 476
(formally sections 879 and 881) of the Local Government Act.

The project is considered by the New Westminster Design Panel.

The applicant will hold a public meeting.

The applicant will consult with the Queensborough Residents’ Association

The Official Community Plan Amendment and the rezoning application for the site
are considered by the Advisory Planning Commission.

LUPC consideration of Official Community Plan Amendment and the rezoning.

10.LUPC recommendation to Council.
11.Council consideration of the Official Community Plan Amendment and Zoning

Amendment Bylaws.

5. OPTIONS

There are three options for LUPC’s consideration; they are:

1.

2.

3.

That the Land Use and Planning Committee recommend that staff process the Official
Community Plan Amendment and Rezoning applications as outlined in the process
section of this report, and that this report be forwarded to Council for information at
the next available meeting.

That the Land Use and Planning Committee recommend to Council that staff be
directed to process the Official Community Plan Amendment and Rezoning

applications as outlined in the process section of this report.

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

Staff recommends Option 1.

Agenda ltem 47/2016



City of New Westminster July 4, 2016

ATTACHMENTS

Attachment 1: Location Map
Attachment 2: Project Plans

This report has been prepared by:
Jim Hurst, Planner

This report has been reviewed by:
Jackie Teed, Manager of Planning

Beverly Grieve
Director of Development Services
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DESIGN RATIONAL ~ 1102,1110,1116 & 1122 Salter Street
New Westminster, BC

SITE DESCRIPTION

The proposed development site is located within the Western Residential Neighbourhood of the
Queensborough Community along the shores of the Fraser River. The site enjoys river views to the
south and distant mountain views to the north and east. The civic and commercial community,
centered on Ewen Street is within walking distance as is the Howe Street corridor which is the primary

access from Highway 91A to Queensborough and the link to the business and entertainment center
north of Highway 91A. The properties front on the Fraser River and as such have direct access to the
Queensborough Perimeter Trail.

Image 2: North and east mountain view

BERNARD DECOSSE

HITECT INC

The site consists of 4 properties 1102, 1110, 1116, and 1122 Salter Street. The four properties are
bounded by an existing single family development to the west, Salter Street to the North, Jardine Street
to the east and the Fraser River to the south. The lots are bisected by South Dyke Road to the south
dividing each property into two distinct parcels within each single lot (Image 4). Currently the lots are
vacant but for an abandoned structure that straddles the South Dyke Road Right of way on the
waterfront parcels of Lots 1 and 2. Lots sizes range from +/- 55,200 sf to 55,500 sf and the gross site
area of the four lots combined is 5.08 acres (2.06 hectares). Currently the properties are zoned RQ-1
Single Detached, as are the neighbouring sites. The Queensborough Community Plan contemplates
(RCL) Residential — Compact Lot Zoning.

The lot area north of South Dyke Road is presently covered in preload. The properties have no
significant native trees or landscaping of any description other than what exists along the foreshore
parcels. Three Class C (no fish habitat) watercourses are identified within Policy 4.2: Protect and
enhance the ecological function of freshwater wetlands and watercourses of the Queensborough
Community Plan.  The existing ditches are located along the west property line and along the north and
east property line adjacent Salter and Jardine Streets respectively. The foreshore is red coded within
Policy 4.3: Protect and enhance the ecological integrity of the Fraser River foreshore of the
Queensborough Community Plan and as such is subject to significant development restrictions.

The properties are within the flood plain of the Fraser River. The primary defence for the
Queensborough community is the perimeter dyke around Lulu Island which abuts the subject properties.
All new developments in this area must comply with Flood Construction Level (FCL) regulations. The
high water table and the minimum elevation of habitable space are determining factors in the
relationship of the proposed development to street level and the surrounding neighbourhood. The
minimum habitable floor level is 3.53 m. The geotechnical review recommends maximum yard grades
for new developments on these properties, ranging from 2.0 to 3.0 m elevation along the western
property line and South Dyke Road to 1.5 m adjacent Jardine and Salter Streets. The challenge is to
produce a design solution that satisfies the FCL and geotechnical requirements in an aesthetic manner
that respects the existing neighbourhood and establishes a strong relationship to the street.
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