Notice is hereby given of the following meeting:

REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
June 21, 2021 at 10:00 a.m.
Meeting held electronically under Ministerial Order No. M192/2020 and
the current Order of the Provincial Health Officer - Gatherings and Events

AGENDA
ADDITIONS / DELETIONS TO THE AGENDA
MOTION to amend/approve the Land Use and Planning Committee agenda.
REVIEW AND ADOPTION OF CONSENT AGENDA
MOTION to amend/approve the Land Use and Planning Committee consent
agenda.
ADOPTION OF MINUTES
1.

Adoption of the Minutes of April 26, 2021 LUPC Meeting

PRESENTATIONS
2.

No Items

UNFINISHED BUSINESS
3.

No Items

DIRECTOR OF DEVELOPMENT SERVICES MEMOS FOR ACTION
4.

Upper Twelfth Street Area: Proposed Retail Liquor Store – Director’s Memo

5.

529 Queen’s Avenue (Queen’s Avenue United Church): Redevelopment –
Director’s Memo

REPORTS FOR ACTION
6.

No Items
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CONSENT AGENDA
7.

810 and 810A Twentieth Street: Zoning Bylaw Amendment for Proposed
Retail Liquor Store Use – Preliminary Report

8.

401 Fifth Street (St. James Apartments): Pre-Application Review

9.

219 Second Street: Demolition and Heritage Protection

NEW BUSINESS
10.

No Items

CORRESPONDENCE
11.

No Items

NEXT MEETING
Monday, July 12, 2021
ADJOURNMENT
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It
REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
April 26, 2021 at 10:00 a.m.
Meeting held electronically under Ministerial Order No. M192/2020 and
the current Order of the Provincial Health Officer - Gatherings and Events

MINUTES
PRESENT:
Councillor Chinu Das, Chair
Councillor Nadine Nakagawa
Councillor Chuck Puchmayr
STAFF:
Ms. Emilie Adin
Mr. Rupinder Basi
Ms. Christine Edward
Ms. Dilys Huang
Ms. Jackie Teed
Ms. Heather Corbett

- Director of Development Services
- Supervisor of Development Planning
- Transportation Planner
- Development Planner
- Senior Manager of Development Services
- Committee Clerk

GUESTS:
Rob Ciccozzi

- Applicant, 102-128 Eighth Ave

The meeting was called to order at 10:00 a.m.
ADDITIONS / DELETIONS TO THE AGENDA
None
REVIEW AND ADOPTION OF CONSENT AGENDA
MOVED and SECONDED
THAT item 6 be removed from the Consent Agenda.
CARRIED.
All members of the Committee present voted in favour of the motion.

Doc #1817384

Land Use and Planning Committee Minutes
April 26, 2021 Meeting

Page 1
LUPC Agenda Package Page 3

Back to Agenda

ADOPTION OF MINUTES
Procedural Note: Item 1 was addressed after Item 6.
1.

Adoption of the Minutes of March 29, 2021 LUPC Meeting
MOVED and SECONDED
THAT the March 29, 2021 Land Use and Planning Committee meeting minutes be
adopted as circulated.
CARRIED.
All members of the Committee present voted in favour of the motion.

PRESENTATIONS
2.

There were no items.

UNFINISHED BUSINESS
3.

There were no items.

DIRECTOR OF DEVELOPMENT SERVICES MEMOS FOR ACTION
4.

There were no items.

REPORTS FOR ACTION
5.

There were no items.

ITEMS REMOVED FROM THE CONSENT AGENDA
6.

102-128 Eighth Avenue and 721 Cumberland Street: Rezoning and
Development Permit for Infill Townhouses – Preliminary Report
Dilys Huang, Development Planner, reviewed the April 26, 2021 staff report, giving
background into the proposed 55-unit townhouse proposal, and outlined the desired
feedback from the Committee.
In response to questions from the Committee, Ms. Huang and Rob Ciccozzi,
Applicant, provided the following information:
 The proposed square footage of the common amenity spaces are
approximately 1480 sq. ft. for the larger area and just over 1000 sq. ft. for the
play area;
 As per the infill townhouse design guidelines, at least 160 sq. ft. of open
space is required to be allocated for each individual unit. The space allocated
for some of the rear units is slightly larger at over 200 sq. ft.;
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 As per the infill townhouse design guidelines, a minimum courtyard width
of 28 feet would be required for building separation;
 The applicant’s proposal currently well exceeds the minimum number of
required parking stalls under the Zoning Bylaw;
 The frequent transit network (FTN) on Eighth Avenue would be contingent
on discussion with TransLink and Coast Mountain Bus Company, and would
not likely be operational within the next two years; however, it has been
identified in the Master Transportation Plan;
 The end units of Buildings 1 and 5 are proposed as adaptable and the
entryways would be directly accessed from Cumberland Street;
 The elevator is proposed to go from the parkade to the courtyard level and
then to the street level;
 There are still stairs proposed within the courtyard level; therefore, it would
not be entirely accessible;
 In order to provide a larger common space, and because of the geography
and slope of the site, the parking level is proposed as a concrete platform
which would extend beneath the units and support the buildings above;
 The parking area would be defined by the concrete platform, which is the
reason why the proposed parking far exceeds the minimum required under
the Zoning Bylaw;
 It would be possible to reduce the amount of parking proposed by installing
more electric vehicle (EV) stalls to encourage electric cars, or installing
another type of amenity, such as storage lockers or a play area; and,
 Electric vehicle charging infrastructure would need to be provided as per the
requirements in the Zoning Bylaw.
Discussion ensued and the Committee provided the following comments:
 Given the slope of the site, and that the townhouse units would be built on
top of the parking platform, a member felt the parking is acceptable as
proposed;
 It would be important to ensure that the balance of parking is right for the
number of units and the occupants so that residents do not resort to using
visitor stalls or street parking; however, the number of parking stalls
proposed appears to be excessive;
 As the project is located on a transit route and the number of stalls exceeds
the requirements, a reduction in the number of stalls would be preferable for
future planning;
 An enhancement of car sharing would be preferable to the amount of stalls
proposed for cars, as EV vehicles still have an environmental impact;
 Given the City’s Seven Bold Steps and the goal of reducing the number of
car trips, it would be important for housing developments to be in line with
City and Intergovernmental Panel on Climate Change (IPCC) climate targets;
 As the area is steep, there may be complications for seniors and families who
may be walking up the hill from the shopping amenities nearby;
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 The accessibility of the area where this type of density is located does matter,
and it would be important to see more focus on accessibility within the
proposal;
 It would be important to make sure that there are a sufficient number of
accessible amenity spaces within the complex, particularly with the
availability of adaptable housing within the proposal; and,
 Both parking and accessibility need to be further explored in this proposal.
MOVED and SECONDED
THAT the Land Use and Planning Committee refer the application back to staff to
recommend that the applicant reduce the number of parking stalls.
CARRIED.
(Councillor Puchmayr opposed)
MOVED and SECONDED
THAT the Land Use and Planning Committee refer the application back to staff to
recommend that the applicant increase accessibility and continue to focus on
enhancing the public realm.
CARRIED.
All members of the Committee present voted in favour of the motion.
DIRECTOR’S / MANAGER’S REPORT (Oral Report)
7.

There were no items.

NEW BUSINESS
8.

There were no items.

CORRESPONDENCE
9.

There were no items.

NEXT MEETING
Monday, May 17, 2021
ADJOURNMENT
ON MOTION, the meeting was adjourned at 10:41 a.m.

Councillor Chinu Das
Chair
Doc #1817384
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

6/21/2021

From:

Emilie K Adin, MCIP
Director of Development Services

File:

PAR01383

Item #:

9/2021

Subject:

Upper Twelfth Street Area: Proposed Retail Liquor Store - Director's
Memo

RECOMMENDATION
THAT the Land Use and Planning Committee direct staff to discourage further
consideration of Official Community Plan and Zoning Bylaw amendment applications
for a proposed retail liquor store within the Upper Twelfth Street area.

1.0 PURPOSE
The purpose of this memo is to elicit preliminary feedback from the Land Use and Planning
Committee on potential amendments to the Official Community Plan and the Zoning Bylaw
to allow a retail liquor store on a property within the Upper Twelfth Street area.
2.0 REVIEW PROCESS
This is Stage One of a two-stage preliminary application review (PAR) opportunity that is
available to applicants at the Director’s discretion. The two-stage PAR process was
implemented in 2018, to allow for early political input on exceptional development
application inquiries that fall outside the lines of existing City policy.
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Stage One:

 PAR application form is submitted with full fee payment
 Director’s memo to the Land Use and Planning Committee (LUPC),
with a simple land use question, prior to fulsome staff review

Stage Two:

 Completion of PAR application with all required drawings and
submission items
 Application is circulated inter-departmentally to all development
review staff
 Typical PAR process proceeds (including staff report to the LUPC)

As the current proposal is not associated with a specific property at this point, the inquiry is
presented to the LUPC in the form of a Director’s Memo as an early check-in.
3.0 BACKGROUND
3.1 Upper Twelfth Street Retail Strategy
As part of an August 26, 2019 report that went to Council regarding the processing of
development applications in the Upper Twelfth Street area, the following motion was passed
by Council:
Review new applications that require a change in zoning entitlements for properties on
Upper Twelfth Street that are designated (RM) Residential – Multiple Unit Buildings or
(ML) Mixed Use – Low Rise on a case-by-case basis.
Council has directed staff to develop a city-wide retail strategy, which is currently being
undertaken. This strategy would explore actions to support and foster small retail storefronts
and businesses to ensure the local economy reflects the diversity of the community, and
actions to support existing businesses when new development occurs. It is anticipated that
there will be more clarity regarding Council’s and the community’s vision for the Upper
Twelfth Street area when the strategy is complete.
3.2 Subject Site Land Use Designation and Zoning
The general area that the applicant is considering is along Twelfth Street between Eighth
Avenue and Tenth Avenue. The properties within this segment of Twelfth Street are
currently zoned Community Commercial (Medium Rise) (C-2A). This zone is intended to
allow mixed-use development consisting of pedestrian-oriented commercial businesses and
three storeys of residential development above. Since a retail liquor store is currently not a
permitted use under the C-2A zone, a Zoning Bylaw amendment would be required.
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The properties within this area are designated Residential - Multiple Unit Buildings (RM) in
the Official Community Plan, which is described, in part, as follows:
Purpose: To provide a mix of small to moderate sized multiple unit residential buildings.
Principal Forms and Uses: Townhouses, rowhouses, stacked townhouses and low rises.
Only in circumstances where the Development Permit Area guidelines can be met, a
compelling case can be made, and appropriate amenities are provided will a five or six
storey low rise building be considered.
Complementary Uses: Home based businesses, small scale local commercial uses (e.g.
corner stores), institutional uses (e.g. child care, care facilities), utilities, transportation
corridors, parks, open space, and community facilities.
Maximum Density: Medium density multiple unit residential.
As the proposed commercial use is not consistent with the intent of the RM land use
designation, an OCP amendment would be required.
Given the above, staff has forwarded the inquiry to the Land Use and Planning Committee as
a Director’s Memo to elicit feedback on whether the application should be encouraged to
proceed to Stage Two of the preliminary application review process.
4.0 PROPOSAL
The applicant wishes to operate a new private retail liquor store within the existing retail area
of Upper Twelfth Street between Eighth Avenue and Tenth Avenue. They indicate that they
would lease an existing retail unit and apply for the necessary amendments for a property
should the Land Use and Planning Committee support continued exploration of the proposal.
The applicant states that they are focusing within this particular segment of Twelfth Street
due to the Province’s separation distance requirements (i.e. a retail liquor store is required to
be located more than one kilometre away from an existing or proposed retail liquor store or
BC Liquor Store). The one kilometre buffer from an existing liquor store located at 517
Seventh Street overlaps with most of the Mixed Use - Low Rise (ML) designated properties
further south on Twelfth Street, where a proposed retail liquor store would still require a
rezoning, but not necessarily an Official Community Plan amendment.
A copy of the applicant’s project summary letter is attached as Appendix A.
4.1 Considerations in Favour of the Proposal
 The applicant states that given the high vacancy rate in the current retail area along
Twelfth Street, a liquor store would give the area a boost and attract more businesses
to the area through increasing the overall number of customers to the area.
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 The proposed retail liquor store could occupy an existing commercial space that is
currently vacant.
 Consideration of the proposal could be on a site-specific basis in advance of the
completion of the comprehensive retail strategy currently underway for Upper
Twelfth Street.
4.2 Considerations Counter to the Proposal
 The Province currently has a freeze on new licensee retail stores and new applications
are not being accepted. The proposal would require a new licensee retail store licence
from the Province’s Liquor and Cannabis Regulation Branch. The freeze is in effect
until July 1, 2022. Rezoning applications are typically processed concurrently with
liquor license applications. Staff considers an application for a new retail liquor store
to be premature to the end of the Province’s freeze.
 Staff considers a rezoning, particularly one requiring an Official Community Plan
amendment, to be premature to the completion of the Upper Twelfth Street retail
strategy. More clarity regarding Council’s and the community’s vision for the Upper
Twelfth Street area is anticipated following the completion of the strategy. This
perspective has been conveyed in response to inquiries proposing other types of
development for the area.
 Based on the Province’s list of existing and proposed liquor store locations, there
currently is another retail liquor store proposed to be relocated to 7755 6 th Street,
Burnaby. The one kilometre separation distance buffer for this Burnaby store further
limits the properties within the proposed Upper Twelfth Street area available for
potential consideration for use as a retail liquor store (Appendix B).
5.0 OPTIONS
The following options are offered for consideration of the Land Use and Planning
Committee:
1. That the Land Use and Planning Committee direct staff to support the applicant in
moving to full Official Community Plan and Zoning Bylaw amendment applications
at this time.
2. That the Land Use and Planning Committee direct staff to support the applicant in
proceeding to Stage Two of the preliminary application review process.
3. That the Land Use and Planning Committee direct staff to discourage further
consideration of Official Community Plan and Zoning Bylaw amendment applications
for a proposed retail liquor store within the Upper Twelfth Street area.
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4. That the Land Use and Planning Committee provide alternative instruction to staff.
Staff recommends Option 3.

ATTACHMENTS
Appendix A: Applicant’s Project Summary Letter
Appendix B: Map of Existing and Proposed Liquor Stores in the Vicinity of the Upper
Twelfth Street Area

This report has been prepared by:
Dilys Huang, Development Planner
This report was reviewed by:
Rupinder Basi, Supervisor of Development Planning
Jackie Teed, Senior Manager of Development Services

Emilie K Adin, MCIP
Director of Development Services
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Appendix B
Map of Existing and Proposed Liquor
Stores in the Vicinity of the Upper
Twelfth Street Area
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EXISTING AND PROPOSED LIQUOR STORES IN THE VICINITY OF THE
UPPER TWELFTH STREET AREA

Proposed Upper Twelfth Street area between Eighth Avenue and Tenth
Avenue
Licensee Retail Store in New Westminster
Existing or proposed Licensee Retail Store outside of New Westminster
1 km separation distance overlay
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

6/21/2021

From:

Emilie K Adin, MCIP
Director of Development Services

File:

PAR01406

Item #:

10/2021

Subject:

529 Queen's Avenue (Queen's Avenue United Church): Redevelopment Director's Memo

RECOMMENDATION
THAT the Land Use and Planning Committee direct staff to discourage the
applicant’s further consideration of submitting an OCP amendment application on
this site.

1.0

PURPOSE

The purpose of this memo is to elicit preliminary feedback from the Land Use and Planning
Committee on proposed amendment to the Official Community Plan for the property at 529
Queens Avenue (Queens United Church).
2.0

REVIEW PROCESS

This is Stage One of a two-stage preliminary application review (PAR) opportunity that is
available to applicants at the Director’s discretion. The 2-stage PAR process was
implemented in 2018, to allow for early political input on exceptional development
application inquiries that fall outside the lines of existing City policy.
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Stage One:
 PAR application form is submitted with full fee payment
 Director’s memo to the Land Use and Planning Committee (LUPC), with a simple
land use question, prior to fulsome staff review
Stage




Two:
Completion of PAR application with all required drawings and submission items
Application is circulated inter-departmentally to all development review staff
Typical PAR process proceeds (including staff report to the LUPC)

As the current proposal is a residential tower with heights well above what is anticipated in
the OCP, the inquiry is presented to the LUPC in the form of a Director’s Memo as an early
check-in.
3.0

BACKGROUND

The subject property is located between Liverpool Street and Queens Avenue on Sixth
Street. Currently on site is a 1958 church and hall, which is also used by two daycare
operators. The site is in the Queen’s Park neighbourhood, but is excluded from the Heritage
Conservation Area due to its Commercial Low-Rise (C-2) zoning. This zone is intended to
allow mixed-use development consisting of pedestrian-oriented commercial businesses and
two storeys of residential development above. The proposal does not meet the site’s C-2A
zone. As such, a Zoning Bylaw amendment or Heritage Revitalization Agreement would be
required.
The site is designated RM (Residential – Multiple Unit Buildings) in the Official
Community Plan (OCP) which is defined below:
Purpose: To provide a mix of small to moderate sized multiple unit residential
buildings.
Principal Forms and Uses: Townhouses, rowhouses, stacked townhouses and low
rises. Only in circumstances where the Development Permit Area guidelines can be
met, a compelling case can be made, and appropriate amenities are provided will a
five or six storey low rise building be considered.
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 co mmunity facilities.
Maximum Density: Medium density multiple unit residential.

Agenda Item 10/2021
LUPC Agenda Package Page 19

Back to Agenda

City of New Westminster

June 21, 2021

3

Heritage Assets: Development of multiple unit buildings should be sympathetic to and
respective of heritage assets, even if the asset is on an adjacent site. A Heritage
Revitalization Agreement, or similar tool, may be used when a heritage asset is
incorporated into a development. Through a Heritage Revitalization Agreement the
development may be eligible for incentives such as an increase in density or reduced
parking requirements, which would make it viable to conserve assets with heritage
merit.
Though a Heritage Revitalization Agreement (HRA) could be used to increase the height of a
building in this land use designation, the Sixth Street Development Permit Area (2.2)
anticipates a height increase from four storeys to five or six storeys only. The proposed 12 storey height is not consistent with the intent of the RM land use designation, or the
Development Permit Area, and as such an Official Community Plan amendment would be
required in addition to an HRA or rezoning.
4.0

PROPOSAL

The applicant (United Property Resource Corporation/UPRC) is proposing an OCP
amendment to change the designation of the property from RM (Residential – Multiple Unit
Buildings) to RH (Residential – High Rise), in order to allow a concurrent rezoning or
Heritage Revitalization Agreement (HRA) which would permit the construction of a 12 storey development with a 2.9 floor space ratio (FSR). The development would incorporate
the existing Queens United Church, market and non-market rental housing, childcare spaces
(no net loss), and a small commercial space along Sixth Street. The proposal would retain the
majority of the existing 1950s church. The prospective applicant for the OCP amendment has
submitted a letter explaining the request and rationale (see Attachment 1).
The applicant proposes that 31% (30) of the 98 residential units would be provided as nonmarket rental housing, secured for 20 years, at approximately 50% below-market rates or
80% below-median-market rental rates. This percentage is above what is required by the
Inclusionary Housing Policy (which requires a minimum of 20%). The applicant has
identified that the units could be managed through BC Housing or a non-profit operator, and
that they would work with the City and the operator to identify in-need vulnerable groups in
the community. The market rental units would be secured for 60 years or the life of the
building, whichever is longer.
The applicant has confirmed that the 79 replacement childcare spaces would be not-forprofit, with spaces dedicated to serve single parents and low-income families (provided that
funding can be obtained at the proposed density). The spaces would follow the existing
structure of ages: 18 months to 5 years, including after school programs for children 6 to 12
years.
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This proposal falls outside of current City policy. Thus, in order to enable special
consideration, a 2-stage PAR process has been made available for this development
application.
4.1 Considerations in Favour of the Proposal
 The development would add 68 new secured market rental units to the City’s rental
housing supply, in line with the Secured Market Rental Housing Policy, with 30 of those
additionally secured as affordable units for 20 years. The site at 529 Queens Avenue is
not currently a purpose-built rental building and there would be no loss of existing rental
units.
 Heritage features of the 1958 church building (see Appendix C) could be protected
through an HRA or a heritage conservation covenant. The annex portion at the rear of the
building has been identified as having low heritage value and is proposed to be
demolished.
 The applicant has offered to engage a leasing broker to work with the two existing
childcare operators to find them appropriate alternative locations. The objective would be
to find space in New Westminster, where they can continue to operate their facilities. If
new spaces are secured, in addition to the spaces that would be displaced by
redevelopment, the proposal would result in 79 new child care spaces in the community.
 Mass timber construction, passive design, and zero on-site carbon emissions are proposed
as part of the project’s sustainability targets.
 The proposed site is located in close proximity to transit, Tipperary and Queen’s Parks,
Fraser River Middle School and other amenities.
4.2 Considerations counter to the proposal
 The Official Community Plan dates from 2017. While amendments may be considered,
staff generally recommends those which are either: 1) minor and resulting in
development that is relatively in alignment with the intent of the OCP; or, 2) providing
benefits that are significantly over-and-above in relation to other Council priority areas.
This application is considered to be a significant amendment, and it is not in close
alignment with the intent of the current OCP. The application’s proposal of a 12 -storey
building form with 30% affordable units, secured for 20 years at below-market rates,
offers unit amounts, subsidies and length of security that are slightly above or below City
policy expectations. Staff advise that the proposal does not go significantly over -andabove in relation to meeting other Council priorities.
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 The two current childcare operators (Queens Avenue Daycare Society and Frog Hollow
Montessori House) would have to find alternate spaces for their existing businesses.
Child care spaces are difficult to locate due to the licensing requirements and, though
staff works closely with all child care applicants, the process can be challenging and is
not always successful. If space cannot be identified in the City of New Westminster,
these existing businesses may be forced to find new locations outside of the city. This
would result in no additional childcare spaces gained through the current proposal, and a
significant gap in time between the loss of the existing spaces and the opening of new
ones due to construction, tenant improvements (i.e., building permit work for the interior
of the day care spaces), and licensing timelines.
 The 12-storey building is proposed to be located on the portion of the site immediately
adjacent to the single detached dwelling portion of the neighbourhood. This would not be
consistent with the City’s Sixth Street Development Permit Area design guidelines which
require a transition between building forms. A project that is consistent with the RM
designation (i.e. townhouses or a four to six storey building), shifted closer to Sixth
Street, and stepping down to the neighbourhood could be considered reasonable,
provided the proposal addressed design guidelines, met other Council priorities, and
provided appropriate amenities.
 There is a significant parking variance proposed, over and above the maximum 30%
reduction contemplated in the Zoning Bylaw where Transportation Demand Management
(TDM) measures are provided in lieu. A total of 53 spaces is proposed to serve the entire
project, including worship space, childcare space, and the 98 residential units. A project
of this scale would generally require about 140-160 parking spaces to meet typical
Zoning Bylaw requirements. More information would be required to evaluate the specific
variance for usage by type and the TDM measures included in the proposal to ensure they
sufficiently offset the proposed parking variance.
Should the LUPC not support the proposed height, density and building form (i.e., the
aspects of the proposal requiring an OCP amendment be approved by Council), staff would
work with the applicant to bring forward a proposal for the stage 2 PAR which is in keeping
with the OCP RM land use designation.
5.0

OPTIONS
1. That LUPC direct staff to support the applicant in proceeding to Stage Two of the
Preliminary Application Review process.
This option would reflect LUPC’s desire to more fully review a preliminary
application before offering specific feedback regarding pursuing this development
application any further.
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2. That LUPC direct staff to discourage the applicant’s further consideration of
submitting an OCP amendment application on this site.
This option would reflect LUPC’s position that, given the relative newness of the OCP
and significant proposed height and density in exchange for services and amenities
that do not significantly go above-and-beyond City policy expectations, an
amendment process would not likely be supported at this time. Staff would work with
the applicant to explore other development options for the site that are in keeping
with the existing OCP RM land use designation.
3. That LUPC provide other feedback to staff.
Staff recommends Option 2.

ATTACHMENTS
Appendix A: Applicant's Project Summary Letter
Appendix B: Conceptual Architectural Drawings/Renderings
Appendix C: Excerpt from Heritage Assessment Queens Avenue United Church
This report has been prepared by:
Athena von Hausen, Development Planner
This report was reviewed by:
Rupinder Basi, Supervisor of Community Planning
Jackie Teed, Senior Manager of Development Services

Emilie K Adin, MCIP
Director of Development Services

Agenda Item 10/2021
LUPC Agenda Package Page 23

Back to Agenda

Appendix A
Applicant’s Project Summary Letter

LUPC Agenda Package Page 24

Back to Agenda

MEMORANDUM
To:

Rupinder Basi, City of New Westminster

Date:

April 30, 2021

From:

Pooni Group

Project:

529 Queens Avenue

Re:

Planning Rationale for 529 Queens Avenue (Queens Avenue United Church)

The following memorandum presents the planning rationale for 529 Queens Avenue (Queens Avenue United
Church) (site). United Property Resource Corporation (UPRC) is applying to the City of New Westminster for an
Official Community Plan (OCP) amendment, rezoning, Heritage Revitalization Agreement (HRA), and
development permit to facilitate a redevelopment of the site to allow for a mixed-use development providing
market and below-market rental, retention of the church/sanctuary space, and a new childcare facility and
small-scale commercial uses (i.e., coffee shop). This planning rationale is being submitted as part of the PreApplication Review (PAR) package.
Site Context
The site is located at Queens Avenue and 6th Street, just north of City Hall (site outlined in red in Figure 1
below). Adjacent uses include:
· North (across Liverpool St): funeral home & single family residential
· East (along Liverpool St): single family residential
· South (across Queens Ave): The Museum of the Royal Westminster Regiment Historical Society
· & City Hall
· West (across 6th St): commercial & single family residential
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Figure 1. The Site

The 0.8-acre site is currently improved with the Queens Avenue United Church - built in 1958, the building is
currently not part of the City of New Westminster’s Heritage Registry. The site fronts onto 6th Street, which is
part of Translink's Frequent Transit Network and served by frequent bus service (106, N9) with a bus stop
directly in front of the church.
Policy Context
City 2041: New Westminster's Official Community Plan (OCP)
The site is located in the Uptown neighbourhood and designated Residential – Multiple Unit Building in Our
City 2041: New Westminster's Official Community Plan (OCP). The designation permits medium-density, multifamily residential buildings and complimentary uses including small-scale commercial and institutional uses
(i.e., childcare facility and places of worship). Building height can go up to 6-storeys in exchange for appropriate
amenities (i.e., rental housing) and urban design considerations.
Development Permit Area
The site is also located within the Residential Corridors – Sixth Street development permit area. Buildings up to
6-storeys can be considered if the proposal meets one or more significant City priorities (e.g., provision of nonmarket housing, provision of secured market rental housing, retention of heritage, construction of an energy

2
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efficient building, etc.). However, developments on the west side of Sixth Street can achieve mid to high
density forms with height determined on a case-by-case basis.
Current Zoning
The site is currently zoned Community Commercial (Low-Rise) (C-2), the intent of which is to allow a mix of
uses consisting of ground-floor commercial and two storeys of residential above. The zone stipulates a
maximum building height of 40 feet (3-storeys) but does not specify a maximum density.
The Proposal
The proposal is for a 12-storey, mixed-use development providing market and below-market rentals, retention
of the existing sanctuary space, a new childcare facility, and small-scale commercial uses (i.e., coffee shop). The
proposal will have a density of approximately 2.9 FSR (residential: 2.2 FSR, non-residential: 0.7 FSR).
Market & Below-Market Housing
The residential component is proposed to be 100% rental in nature – approximately 70% of the units will be
market rental homes and 30% will be offered as below-market homes (approximately 50% below market rates
or 80% below Median Market Rent).
UPRC will be working with Canada Mortgage Housing Corporation’s (CMHC) National Housing Co-Investment
Fund, which provides low-cost loans for construction of affordable housing. The minimum affordability
requirement for qualification for this is “rents for at least 30% of the units must be less than 80% of the Median
Market Rent and maintained for a minimum of 20 years”. This level of affordability meets and exceeds the
City’s definition for below-market rental units (10% below currently reported CMHC rental market median
rents for New Westminster). CMHC also has additional requirements for financial viability, energy efficiency
and accessibility.
Based on the 70-30% split and a proposed unit count of 98 homes – this means approximately 68 homes will be
offered at market rents and 30 homes will be offered at below-market rents. Approximately 28% of the total
number of units are proposed to be family-oriented with two or more bedrooms (5% to the total number of
units will have three-bedrooms), which meets and exceeds the City’s Family-Friendly Housing Policy.
UPRC understands that the City is currently drafting a Housing Needs Report, which will provide information
related to community housing needs. UPRC will work with the City to determine the appropriate tenants for
the below-market homes.
Childcare
There are currently 79 on-site childcare spaces – 33-spaces are operated by Queens Avenue Daycare Society
and 46-spaces are operated by Frog Hollow Montessori House. The proposal will include a new childcare facility
that will replace the existing spaces on site. The goal will be to provide this space to a not-for-profit operator to
ensure that the new facility will continue to serve lone-parents and low-income families. The age groups served
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will be determined in conjunction with the potential operator and the space will be designed in accordance
with the Province’s Child Care Licensing Regulations.
UPRC will also work with the City and two current operators to find them appropriate alternate spaces. The
objective will be to find space in New Westminster, where they can continue to operate their facilities. The 79
childcare spaces proposed as part of this redevelopment will be a net gain in spaces for the city.
Retention of existing sanctuary space
The intent is to retain the existing sanctuary space in the portion of the building fronting on to Sixth Street &
demolish the annex portion at the back. Built in 1958, the building is currently not listed on the City’s Heritage
Registry. A heritage review has been undertaken by Merrick Architecture and provided as part of the PAR
submission. The report concludes that the sanctuary space exhibits significant architectural elements and has
heritage value and should be considered for preservation and retention; however, the annex portion behind
the church has minimal value and does not need to be preserved or retained.
Planning Rationale
The City of New Westminster, as with the rest of the region, is facing a housing supply and affordability crisis,
which impacts the most vulnerable of residents. UPRC’s proposal for the site responds to both the City’s Secure
Market Rental Policy, which encourages the creation of new rental housing stock, and Inclusionary Housing
Policy, which aims to increase the supply of affordable rental housing through redevelopment. The Inclusionary
Housing Policy defines the rental rates for below-market and non-market rental units, and the percentage of
units required as part of the redevelopment. Although the Policy is exempt for proposals that are delivering
100% rental housing, such as this one, this proposal still meets and exceeds the Policy requirements for
inclusionary housing – bringing an additional level of affordability to the city. In terms of tenure, the market
rental units will be secured for the life of building and the below-market units will be secured for a minimum of
20 years. The long-term commitment on tenure security is encouraged by the Secured Market Rental Policy to
provide stability to tenants.
Affordable childcare space is also a scarce commodity in the city – this proposal will look to increase the
number of childcare spaces in the city. UPRC’s commitment is to have the space operated by a not-for-profit to
ensure that the facility continues to serve those who need it most. The provision of childcare in a multi-family
project will also help support the families moving in by locating a much-needed service on their doorstep.
The Queens Avenue United Church has served the community for more than 60 years and the intent is for it
continue doing so following redevelopment. The sanctuary space is proposed to be retained and refreshed,
including modernization to the front façade to make the space more inviting and preservation of the stain glass
windows. The interior of the sanctuary space can be modified to transform it into a multi-purpose space that
can serve the congregation and wider community. A heritage assessment has been undertaken by Merrick
Architecture and the retention and conservation of the sanctuary will be secured through an HRA.
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The project will also be committed to sustainability and focus on mass timber construction, which would be the
first of its kind in New Westminster. Attention has been given to the design of the site to allow for an
appropriate transition to the single-family neighbourhood to the east. The bulk of the density is situated in a
tower form adjacent to the retained sanctuary, as far from the single-family homes to the east as possible. The
podium of the building also steps down towards the east to minimize the impact on the single-family home.
The project will also be committed to sustainability, including passive design, zero on-site carbon and a focus
on mass timber construction, which would be the first of its kind in New Westminster. Attention has been
given to the design of the site to allow for an appropriate transition to the single-family neighbourhood to the
east. The bulk of the density is situated in a taller form adjacent to the retained sanctuary, as far from the
single-family homes to the east as possible. This narrower profile also reduces the amount of shadowing and
the length of time shadows are present in any given location. The podium of the building also steps down
towards the east to minimize the impact on the single-family home, transitioning in scale from single family
height up to the lager scale.
Finally, it is key to note that there are no existing residential tenants on site and this redevelopment will not
result in tenant displacement, just the potential net gain of rental units.
For this proposal to be able to deliver the significant package of public benefits as outlined above, we ask that
staff consider an OCP amendment to allow for additional height and density on this site. Located on Sixth
Street, on the western most edge of the Queens Park neighbourhood, it is an ideal location for this mix of uses
and a building height of up to 12-storeys.
We look forward to working with staff through the Preliminary Application Review process and towards the
submission of a formal development application for the site.
Sincerely,

Chi Chi Cai, Senior Planner
Pooni Group
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Appendix C
Heritage Assessment
Queens Avenue United Church
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EVALUATION - ANNEX BUILDING
Intrinsic Value
Category

Comments

Grade

Postwar institutional

E

VG G F/P

E

VG G F/P

Over 50 years (63 year old building)

E

VG G F/P

Unknown

E

VG G F/P

Design

Two storey building mass from Queens Avenue
E
only due to slope of site, ﬂat roof construction.
No major signiﬁcant design features.
Some walls adjacent to the church building are clad
with matching granite stone ﬂags.

VG G F/P

Interior

No signiﬁcant interiors.

E

VG G F/P

Not connected to a signiﬁcant person.
Connected to the use by the United Church
congregation.

E

VG G F/P

No signiﬁcant event.

E

VG G F/P

Located in the Uptown and Queen’s Park Historic
Neighbourhood. Not signiﬁcantly connected to it’s
location or the history of the neighbourhood.

E

VG G F/P

Architecture
Style

Construction Unknown (not graded)
Age
Architect

Annex- View from Queens Avenue

History
Person

Annex- Interior Multifunctional Room

Event

Context

Annex- Interior Gymnasium

Contextual Value
Category

Comments

Grade

Continuity

Does not contribute to the continuity or
character of the area.

E

VG G

F/P

Setting/
Landscape

No signiﬁcant landscaping.

E

VG G

F/P

Landmark

No

E

VG G

F/P

Environment

Heritage Assessment - Queens Avenue United Church, New Westminster, BC, April 2021
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Usability
Present use is compatible with the current land
use and zoning of the site. The OCD proposed a
Multi-Residential use.

E

VG G F/P

Not applicable, no adaptive re-use proposed.
(not graded)

E

VG G F/P

Capacity for needed public, educational,
institutional or museum use: the proposed
daycare use would require signiﬁcant alterations.

E

VG G F/P

Major service upgrades required to serve
adequately and safely for a contemporary use.

E

VG G F/P

Site

Occupies its original site. Has not been moved.

E

VG G F/P

Alterations

No major alterations to the exterior and interior
have been carried out.

E

VG G F/P

Condition

Structural condition and condition of exterior
and interior ﬁnishes cannot be assessed without
detailed investigation work. (not graded)

E

VG G F/P

E

VG G F/P

Compatibility

Adaptability
Public

Services

Annex- Meeting Room

Integrity

Total
Annex- Interior Kitchen

Summary of Evaluation for the Annex & Recommendation
Based on the Intrinsic Grade of Good to Fair/Poor, and the Contextual Grade of Good to Fair/
Poor, the following recommendations should be observed when developing planning policy for
the Annex building at 529 Queens Avenue:
•

Due to the low architectural heritage value, the Annex building does not need to be
preserved or retained.

•

The Queen’s Park neighbourhood and Uptown are historic character areas that exhibit
the early planning of New Westminster as municipal capital of British Columbia. Any
new construction within these neighbourhoods should be compatible with the area’s
character, and municipal guidelines and bylaws.

•

New construction should adhere to the policies within the New Westminster OCP, and
should consider following the Standards and Guidelines for the Conservation of Historic
Places in Canada (Parks Canada, 2010).

Should you have any questions about the information or recommendations contained in this
evaluation, please do not hesitate to contact Merrick Architecture.
Sincerely,

Mitch Sakumoto dipl.t., b.arch., architect aibc, mraic, cahp
Principal

Heritage Assessment - Queens Avenue United Church, New Westminster, BC, April 2021
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

6/21/2021

From:

Emilie K Adin, MCIP
Director of Development Services

File:

REZ00210

Item #:

11/2021

Subject:

810 and 810A Twentieth Street: Zoning Bylaw Amendment for
Proposed Retail Liquor Store Use - Preliminary Report

RECOMMENDATION
THAT the Land Use and Planning Committee provide feedback on the questions
listed in Section 4.0 of this report; and
THAT the Land Use and Planning Committee instruct staff to process the proposed
Zoning Bylaw amendment application for 810 and 810A Twentieth Street as outlined
in Section 5.0 of this report.

EXECUTIVE SUMMARY
An application for a site-specific Zoning Bylaw text amendment has been received to allow a
proposed retail liquor store at 810 and 810A Twentieth Street. The use is proposed to be
located within two existing commercial building units on the site.
The purpose of this report is to provide the Land Use and Planning Committee (LUPC) with
preliminary information on the proposed application, and to request feedback from the
LUPC regarding the Zoning Bylaw amendment proposal and endorsement of the proposed
development review process outlined in Section 5.0 of this report.
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1.0 BACKGROUND
1.1 Policy and Regulations
The subject property is designated Comprehensive Development (CD) in the Official
Community Plan, which is intended to transition the Frequent Transit Development Area
surrounding the 22 nd Street SkyTrain Station from low density residential uses to a mixed use
node.
The site is currently zoned Local Commercial (C-1). The intent of this zone is to allow local
pedestrian-oriented commercial uses. Since the C-1 zone does not include a retail liquor store
as a permitted use, a Zoning Bylaw amendment would be required.
Liquor licences are managed by the Province through the Liquor and Cannabis Regulation
Branch. Provincial requirements for retail liquor stores are outlined in the Licensee Retail
Store Terms and Conditions handbook.
A summary of related City policies and regulations is included in Appendix A.
1.2 Site Characteristics and Context
The subject site is located in the Connaught Heights neighbourhood. It is situated on the
north-west corner of Twentieth Street and Eighth Avenue, and has rear lane access. The lot
has an approximate area of 1,497 sq. m. (16,113 sq. ft.), and currently contains an existing
single storey multi-tenant commercial building with approximately 10 units built in the mid1940s. Existing parking is located at the rear of the building off of the lane.
Surrounding land uses include a one and a half storey office building and a small commercial
plaza to the north, single detached dwellings to the east and west, and a two storey
commercial/residential building and single detached dwellings to the south.
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A site context map is provided below (Figure 1).

Figure 1. Site Context Map
The subject site is currently captured within the 22 nd Street SkyTrain Station area.
Designated Comprehensive Development (CD) in the Official Community Plan (OCP), this
area is intended to accommodate higher density development, with good access to transit and
amenities (Appendix A; Figure 2).
As part of Council’s climate emergency declaration, the approach that has been endorsed for
this area’s master planning process is to create a Bold Vision for a Climate Friendly Future.
While the Bold Vision work has been postponed to address pandemic efforts, it remains a
key Council priority project. When the work resumes, the implementation process will
include the creation of development permit guidelines, and the adoption of appropriate and
updated land use designations in the OCP, which would take place prior to the consideration
of any rezoning applications within this area.
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Figure 2. Official Community Plan map showing anticipated
land use designations for the 22 nd Street Station Frequent
Transit Development Area.
1.3 Sustainable Modes of Travel
Twentieth Street is designated as a collector road, while Eighth Avenue (segment west of
Twentieth Street) is considered a local road. There are existing sidewalks along both site
frontages. The Crosstown Greenway, comprising a shared road for vehicles and bicycles, is
located two blocks away on Seventh Avenue, approximately 204 m. (670 ft.) downhill from
the subject site. The site’s proximity to transit service is highlighted in Table 1.
Table 1: Proximity to Transit Service
Transit Facility
 Bus route #128 (Braid
Station / 22 nd Street Station)
 SkyTrain Station (22 nd
Street Station)

Distance
 Westbound bus stop on Eighth Avenue adjacent to
subject site; 90 m. (295 ft.) to eastbound bus stop
 450 m. (1,476 ft.)

2.0 PROJECT DESCRIPTION
The applicant is applying for a site-specific Zoning Bylaw text amendment to the Local
Commercial (C-1) zone in order to allow a private retail liquor store. The proponent would
relocate their existing Licensee Retail Store licence, currently located outside of New
Westminster, to the subject site, as their current location is being sold. An application to the
Liquor and Cannabis Regulation Branch for the relocation of a liquor licence would be
required.
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The proposed retail liquor store would be located within two adjoining commercial units on
the subject site (Figure 3). The two units have an approximate combined floor area of 123
sq. m. (1,320 sq. ft.), and proposed modifications include interior building alterations.
A copy of the applicant’s project summary letter is attached as Appendix B.

Figure 3. The two adjoining commercial units proposed for a retail liquor store.
3.0 DISCUSSION
3.1 22nd Street SkyTrain Station Area
The Bold Vision for the 22 nd Street SkyTrain Station area is not yet complete. It is still the
City’s expectation that rezoning applications would only be considered after the completion
of the Bold Vision work and a Master Plan is in place for the area. However, as the proposal
involves an existing building, the subject site is located at the edge of the 22 nd Street Station
area, and the anticipated land use designations (shown in the Figure 2 map) currently
suggest a Commercial (C) designation for the property in the future, staff considers it
reasonable to explore this proposal at this time.
Does the LUPC support giving further consideration to the Zoning Bylaw amend ment
application for a proposed retail liquor store use on the subject site in advance of the Master
Plan work for the 22 nd Street SkyTrain Station area?
3.2 Proposed Retail Liquor Store Use
Within the city, there are currently 11 private retail liquor stores and two BC Liquor Stores
(government liquor stores). The Province requires that private retail liquor stores not be
located within one kilometre of an existing or proposed private or BC Liquor Store. The map
in Appendix C shows the proposed location in relation to other liquor store sites – the
proposed location would be at least one kilometre away from other stores.
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Apart from a few site-specific exceptions, such as Queensborough Landing in the C-10 zone,
under which a retail liquor store is a permitted use, such stores are typically contiguous to a
licensed liquor primary establishment (e.g. a bar or pub), consistent with the use’s Zoning
Bylaw definition (Appendix A). As part of this application, the applicant is proposing a
retail liquor store that would be stand-alone and not attached to a liquor primary
establishment.
The City’s regulations related to retail liquor stores used to match the Province’s regulations.
When the provincial regulations were changed several years ago, a number of municipalities
have made updates to their own regulations for consistency. This request to amend the City’s
requirements to match the Province’s has previously been made by some members of the
business community.
Does the LUPC support giving consideration to a prop osed retail liquor store that is not
contiguous to a licensed liquor primary establishment on the subject site?
3.3 Provincial Licensee Retail Store Licences
Retail liquor stores are required to hold a Licensee Retail Store licence from the Province’s
Liquor and Cannabis Regulation Branch (LCRB). The Province currently has a freeze on
new licensee retail stores and new applications are not being accepted until July 1, 2022.
However, as the proposed operator is intending to relocate their existing licence from another
location outside New Westminster, they would not be covered by this freeze. An application
to the LCRB for the relocation of a liquor licence would be required. As rezoning
applications are typically processed concurrently with liquor licence applications, staff
would require that the applicant provide confirmation that a licence relocation application
has been submitted to the Province prior to further advancing the Zoning Bylaw amendment
application.
4.0 FEEDBACK FROM LAND USE AND PLANNING COMMITTEE
Staff is seeking general feedback and direction from the Land Use and Planning Committee
(LUPC) on the proposal, including LUPC feedback on the following items:
1. Does the LUPC support giving further consideration to the Zoning By law amendment
application for a proposed retail liquor store use on the subject site in advance of the
Master Plan work for the 22 nd Street SkyTrain Station area?
2. Does the LUPC support giving consideration to a proposed retail liquor store that is
not contiguous to a licensed liquor primary establishment on the subject site?
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5.0 CONSULTATION AND APPLICATION REVIEW PROCESS
Should the Land Use and Planning Committee (LUPC) instruct staff to proceed with the
review of this Zoning Bylaw amendment application at this time, the anticipated next steps
in the review process include:
1. Preliminary Report to LUPC (June 21, 2021) – we are here
2. Inter-departmental review (ongoing)
3. Confirmation from applicant of submission of Licensee Retail Store Transfer of
Location application to the Province
4. Project information provided by applicant to the relevant Residents Associations
(Connaught Heights and West End)
5. Applicant/City-led consultation
6. Council consideration of First and Second Readings of proposed Zoning Amendment
Bylaw and whether to schedule or waive the Public Hearing
7. Public Hearing (if scheduled) and Council consideration of Third Reading of
proposed Zoning Amendment Bylaw
8. Approvals or approvals in principle by relevant external agencies (e.g. Liquor and
Cannabis Regulation Branch, Ministry of Transportation and Infrastructure)
9. Council consideration of adoption of proposed Zoning Amendment Bylaw
6.0 OPTIONS
The following options are offered for consideration of the Land Use and Planning
Committee:
1. That the Land Use and Planning Committee provide feedback on the questions listed
in Section 4.0 of this report.
2. That the Land Use and Planning Committee instruct staff to process the proposed
Zoning Bylaw amendment application for 810 and 810A Twentieth Street as outlined
in Section 5.0 of this report.
3. That the Land Use and Planning Committee direct staff to discourage advancement to
formal application of any Zoning Bylaw amendment for 810 and 810A Twentieth
Street at this time.
4. That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Options 1 and 2.
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ATTACHMENTS
Appendix A: Summary of Related City Policies and Regulations
Appendix B: Applicant’s Project Summary Letter
Appendix C: Map of Existing Liquor Stores in New Westminster

This report has been prepared by:
Dilys Huang, Development Planner
This report was reviewed by:
Rupinder Basi, Supervisor of Development Planning
Jackie Teed, Senior Manager of Development Services

Emilie K Adin, MCIP
Director of Development Services
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Appendix A
Summary of Related City Policies
and Regulations
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SUMMARY OF RELATED CITY POLICIES AND REGULATIONS
Official Community Plan
The subject site is designated Comprehensive Development (CD), which is described as
follows:
Purpose: To transition to the Frequent Transit Development Area (FTDA) surrounding
the 22nd Street SkyTrain Station from low-density residential uses to a mixed use node,
which will include infill townhouses, low and high rise residential buildings, and mixed
use high rise buildings. A commercial main street is envisioned for Seventh Avenue. It is
also envisioned that the highest density uses are located closest to the station and that
there is a transition to lower density uses away from the station. The anticipated land
use designations are indicated on Map 16: Proposed Land Use Designations for the 22nd
Street Station FTDA.
Prior to consideration of rezoning applications in this area a Master Plan will be created
for the area. This Master Plan is subject to a public consultation process and must
consider the findings of the work outlined below.
The Master Plan process will include:
 Conducting a detailed transportation study that would explore current and future
conditions and make recommendations for all modes of transportation with the
purpose of improving access to and circulation throughout the neighbourhood.
 Defining the desired land assembly patterns for redevelopment.
 Identifying the appropriate community amenities in the area and surrounding
neighbourhoods.
 Determining the appropriate financing growth program to help fund community
amenities.
 Drafting design guidelines for the private and public realm to ensure a high
standard of architecture and urban design.
 Working with TransLink to develop a Facility Integration Plan.

Map 16. Proposed Land Use
Designations for the 22nd Street
Station FTDA
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Zoning Bylaw
Retail liquor stores are defined in the Zoning Bylaw as:
A retail store of not more than 2,000 gross square feet of floor space (excluding
refrigerated space) which is contiguous to a Licensed Liquor Primary establishment and
which sells alcoholic beverages, snacks and liquor related items directly to the public
until no later than 11:00pm or before 9:00am and which does not permit consumption of
alcoholic beverages on the premises.
The site is currently zoned Local Commercial (C-1). The intent of this zone is to allow
local, pedestrian-oriented commercial uses. Since a retail liquor store is not included in
the list of permitted uses, a Zoning Bylaw text amendment would be required.
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Appendix B
Applicant’s Project Summary Letter
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Appendix C
Map of Existing Liquor Stores in
New Westminster
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EXISTING LIQUOR STORES IN NEW WESTMINSTER

Proposed location (810 & 810A Twentieth St.) with 1 km. buffer overlay
Licensee Retail Store
BC Liquor Store
Select existing or proposed Licensee Retail Store or BC Liquor Store in the
vicinity outside of New Westminster
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

6/21/2021

From:

Emilie K Adin, MCIP
Director of Development Services

File:

PAR01403

Item #:

12/2021

Subject:

401 Fifth Street (St. James Apartments): Pre-Application Review

RECOMMENDATION
THAT the Land Use and Planning Committee endorse the recommendations
summarized in Section 6.0 of this report, and direct staff to provide feedback from the
Land Use and Planning Committee in the preliminary application review letter to the
applicant.

EXECUTIVE SUMMARY
A preliminary application review (PAR) has been requested for an infill quadruplex at 401
Fifth Street, on the site of a 1930 multi-family building (St. James Apartments) in the
Queen’s Park neighbourhood. In addition to constructing the quadruplex, the project would
regularize 14 units in the non-conforming apartment building, and restore and protect it
through a Heritage Revitalization Agreement (HRA). The site’s 18 units would be operated
as rental under one owner, as secured by the HRA, which would act similarly to a housing
agreement or to rental tenure zoning.
PURPOSE
Staff is seeking general feedback from the Land Use and Planning Committee regarding the
proposal, which would be incorporated with staff’s comments in the resulting PAR letter to
the applicant.
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BACKGROUND

1.1 Policy and Regulations
The site is designated for low-density housing in the Official Community Plan (OCP). The
OCP allows both low-rise and infill housing forms (such as quadruplexes) in this designation
when either regularizing existing uses, or through the use of an HRA.
The site is zoned RS-4 (Queen’s Park Single-Detached House). Currently there is a three
storey, wood frame, multi-unit residential (apartment) building on the property, as pictured
in Figure 1 below. The building is lawfully non-conforming: it was built with permits prior
to the single-detached zoning being applied to the area. Due to the number of purpose-built
rental units in the building, the City’s Tenant Relocation and Secured Market Rental Housing
Policies apply in the case of a development application, such as an HRA.
As the proposal would secure all existing and new rental units, the application meets the
Secured Market Rental Housing Policy. As the building is not proposed to be demolished,
the City’s draft Rental Replacement Policy, and Tenant Relocation Policy would not apply to
this application.
Figure 1: Existing Apartment Building, seen from Fifth Street

Due to the zoning and age of the building (1930), the property is protected by the Heritage
Conservation Area. Therefore, exterior physical changes or updates would require a Heritage
Alteration Permit (HAP). The HAP would ensure exterior changes are consistent with the
area’s design guidelines. Neither the Conservation Area nor the HAP may be used to govern
zoning elements of the site such as unit count, size, density, or parking.
1.2 Site Characteristics and Context
The site is 1,214 sq.m. (13,068 sq.ft.) in size and located on the corner of Fifth Street and
Fourth Avenue on the western edge of the Queen’s Park neighbourhood. The existing
apartment building is 982 sq.m. (10,575 sq.ft.) and contains 15 units: eight one -bedroom and
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den; one one-bedroom; and six studios. The units range in size from approximately
36.5sq.m. (395 sq.ft.) to 67 sq.m. (750 sq.ft.). It is expected one of the units was created
without permits sometime mid-century. The non-permitted unit is approximately 25 sq.m.
(275 sq.ft.), which is below the City’s minimum unit size of 46.5 sq.m. (500 sq.ft.).
The neighbourhood is a Heritage Conservation Area, primarily made up of single -detached
dwellings. The neighbouring properties directly east and north are protected houses. Across
Fifth Street (west) is the Holy Eucharist Cathedral and across Fourth Avenue (south) is a
similar sized multi-unit residential building.
The property is one block from the Uptown commercial area on Sixth Street and five blocks
west from Queen’s Park. It is roughly a kilometre (0.6 mile) south of New Westminster
Secondary School and 700 m (0.5 mile) from Herbert Spencer Elementary School. A site
context map is Figure 2 below:
Figure 2: Site Context Map, with 401 Fifth Street highlighted in blue

1.3 Proximity to Transit and Other Sustainable Transportation Options
A 1.5 m (5 ft.) sidewalk runs along both sides of the site, with letdowns at the corner. Both
streets are local roads but the intersection at Fourth Avenue and Fifth Street is a traffic circle,
with marked pedestrian crossings on Fifth Street. The site’s proximity to transit service and
greenways is highlighted in Table 1 below:
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Table 1: Proximity of 401 Fifth Street to Transit Service and Greenways
Location
Type
Approx. Distance
Sixth St
Frequent Transit Network 130 m./ 420 ft.
Sixth Ave
Bus stop
425 m./ 0.25 mi.
Second St
Bus stop
425 m./ 0.25 mi.
Crosstown (Seventh Ave) Greenway
560 m./ 0.35 mi.
2.0

PROJECT DESCRIPTION

2.1 Overview
The proposal is to construct a 188 sq.m. (2,035 sq.ft.) infill quadruplex between the existing
apartment building and the neighbouring protected house to the east. This space is currently
lawn. A basic site plan is in Figure 3 below, and information on the four units is in Table 2 in
the following section.
Figure 3: Preliminary Site Plan, with emphasis added to proposed quadruplex footprint
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As part of the application, the existing non-conforming apartment building is proposed to be
restored, updated to Building Code, and protected with a Heritage Designation Bylaw. As
such, this project would be processed as a Heritage Revitalization Agreement (HRA)
application. This would regularize and protect the existing apartment use, such that the
property could not be redeveloped to single detached dwellings in the future without
Council’s approval. Notably, the smallest unit created without permits is proposed to be
removed: making 14 units in the apartment building and four in the infill, for a total of 18.
The application is currently preliminary in nature. Statistics are shown in Table 3 in the
following section. Additional basic drawings are included as Appendix A, and general details
are listed below:
 Secured Market Rental: all 18 units (in two buildings) would be secured as market
rental units through the HRA, either through applying rental tenure zoning, or by
requiring a housing agreement for 60 years or the life of the building, whichever is
longer. No stratification of units would be allowed, and the HRA would include a no
separate sales clause. The units would be managed by the same owner.
 Vehicle and Bicycle Parking: 15 vehicle parking spaces would be provided for
residents, which meets the City’s secured market rental policy parameters. No visitor
spaces are proposed, which would be a variance request. Bicycle Parking would be
provided in accordance with Zoning Bylaw requirements.
 High Energy Standard: staff and the applicant are exploring the potential for the
quadruplex to be built to a high energy standard (Step 4 of 5). Further design work is
needed to determine if this would be feasible.
 Tree Removal: a protected tree may need to be removed to facilitate construction of
the quadruplex. Two on-site replacement trees would be required in lieu. The tree
removal has been reviewed by the City’s arborists, who support the proposed
replacement options.
2.2 Project Statistics
Table 2: Proposed Quadraplex Residential Units
Unit Type
# Units Approx. Size
Three-bedroom 1
925 sq.ft.
Two-bedroom
1
740 sq.ft.
Studio
2
370 sq.ft.
Total
4
2,035 sq.ft.
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A statistics table, which includes the sizes and tenure of the apartment building’s existing
units, is available in Appendix B. The proposed new units (in Table 2 above) exceed the
City’s minimum size requirements and the mix required by the Family Friendly Housing
Policy.
Table 3: Overall General Statistics for the Proposal
Characteristic
Apartment
Quadruplex
Residential Units
14 (15 existing)
4
Vehicle Parking Spaces
Bicycle Parking Spaces
16
6
Floor Area
982 sq.m.
188 sq.m.
(10,575 sq.ft.)
(2,035 sq.ft.)
Density
0.81
0.16
Building Height
< 40 ft.
< 35 ft.
*Five (5) would be equipped as EV charging stations
3.0

Total
18
15*
22 + 6 visitor (28)
1,170 sq.m.
(12,610 sq.ft.)
0.97
-

DISCUSSION

3.1 Heritage Revitalization Agreement Application
The proposal is consistent with the Official Community Plan (OCP) which allows
regularization of existing low-rise buildings, and infill housing forms (such as quadruplexes)
through Heritage Revitalization Agreements (HRAs). The particular benefits of using an
HRA for this property include:
 High-quality restoration of all four sides of the apartment building: This is important
given its multi-sided prominence on the corner. The building has been in decline for
some years and is in need of a major envelope upgrade. An HRA would result in
high-quality restoration, guided by a heritage professional, which is over-and-above
what is required by the Heritage Conservation Area. The HRA provisions also control
timing, such as ensuring the heritage work to the apartment is completed, prior to
allowing construction of the infill building.
 Securing the apartment building and quadruplex as multi-family rental: The HRA
would provide three levels of protection: (1) prevent redevelopment of the site as
single detached dwellings without Council’s review, as is currently permitted by the
site’s zoning; (2) require the rental units be secured (i.e. through rental tenure zoning
and/or a housing agreement, and a no separate sales covenant); and (3) require
reconstruction of the apartment building, should it be significantly damaged in some
way (e.g. fire).
Does the LUPC support staff advising the applicant that both the regularization of the
apartment and the construction of an infill quadruplex could be considered through a
Heritage Revitalization Agreement?
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3.2 Tenant Support Provisions
Though the existing apartment building is proposed to be retained, substantial interior and
exterior work would be undertaken, and one unit would be decommissioned. Given this, as
part of this pre-application inquiry, the owner was requested to prepare a Tenant Assistance
Plan and provide the City with a breakdown of unit sizes, current monthly rent, and each
tenant’s status under the Assistance Plan (Appendix B).
The applicant’s proposed plan is not consistent with the City’s guidelines under the Tenant
Relocation Policy or the Business Regulations and Licensing Bylaw. Should the proponent
proceed with a formal application, staff would work with the applicant to bring the
Assistance Plan in line with related guidelines and regulations. This includes working
towards equivalent on-site or off-site accommodations for tenants for the duration of the
renovation. Should the proponent choose not to proceed with a development application, the
related Business Regulations and Licensing Bylaw provisions would apply.
At this time, as tenants are aware of the owner’s proposal, and prior to the City receiving this
pre-application, five of the 18 units had been vacated and have since been filled on term
leases, which are set to end by March 2022. Seven other tenants have accepted a relocation
contract which provides funding for relocation (ranging from $10,000 -$15,000) and a year to
relocate. The tenants of the remaining two units are not looking to relocate at this time.
Does the LUPC support staff advising the applicant that their Tenant Assistance Plan
(Appendix B) be amended to be consistent with the Tenant Relocation Policy and Business
Regulations and Licensing Bylaw?
3.3 Affordable Rental Provisions
Though the City’s draft Rental Replacement Policy would not apply to this application as the
building is not being demolished, the proposal is consistent with the intent and principles of
the policy. The policy recognizes that smaller numbers of units cannot be effectivel y
managed by a third party non-profit housing provider and allows for cash-in-lieu to be
provided in such cases ($200,000/unit), and for further flexibility to waive this contribution
where applicants can demonstrate unique development circumstances. Staff considers the
heritage restoration contained in the proposal to be significant enough to warrant waiving the
cash- in-lieu provision for this project.
Does the LUPC support staff in advising the applicant that a development application could
be further explored without an expected provision of cash-in-lieu of non-market rental units,
provided that all the market-rate rental units be secured, the Tenant Relocation Policy is
adhered to, and high-quality heritage restoration work be undertaken to the buildin g’s
exterior?
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3.4 Building Massing and Neighbourhood Integration
Based on the preliminary information provided by the applicant, only a limited review of the
building’s design was possible. Generally, infill buildings should respect the surrounding
character, in this case single-detached houses in the Heritage Conservation Area. Some steps
have been taken to address this, including that the quadruplex’s current design has:
 A stepped front yard setback; from 7.3 m./24 ft. (on the neighbour’s side) to
5.8m./19 ft. (which is the apartment’s setback). This exceeds the setback
requirements for a single-detached house in the area;
 A stepped height; from two storeys (on the neighbour’s side) to two-and-a-half
storeys (adjacent to the apartment);
 Two entrances oriented to Fourth Avenue, with traditional front porches and
pedestrian entranceways/gardens that keep the traditional rhythm and activation of
the street, similar to a house;
 Direct exterior ground-level access for all units (not a stacked form) to fit with the
feel of the neighbourhood as it transitions to the apartment building; and,
 A footprint which would not block the rear yard of the neighbouring house.
Further design work, to ensure the project meets the Queen’s Park Heritage Conservation
Area design guidelines and the “Standards and Guidelines for the Conservation of Historic
Places in Canada”, would be undertaken should a formal application be submitted. The
Community Heritage Commission would also review and comment on the project’s design,
with a focus on its integration with both the heritage apartment and the neighbouring
protected house.
Does the LUPC support staff advising the applicant that the proposed setback and height of
the infill building are consistent with the need to be respectful of the neighbourhood context?
4.0

CONSULTATION

Following the PAR stage, should the proponent decide to submit a formal HRA application,
they would be required to undertake public consultation. Consultation includes review of the
project by the Community Heritage Commission, notification to the Queen’s Park Residents
Association, applicant-led consultation, and a public hearing, as per the City’s current
COVID-19 Interim Development Review Process.
5.0

REVIEW PROCESS AND INTERDEPARTMENTAL LIAISON

This PAR inquiry has been circulated to various City Departments (Electrical Utility, Fire,
Engineering, and Parks and Recreation) for review and comments. Feedback from the LUPC
and staff will be incorporated into the resulting PAR letter that would be forwarded to the
applicant. Should the proponent decide to submit formal application, the proposed project
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will be reviewed in accordance with the City’s HRA, HAP, and Tree and Building Permit
application review processes, including a preliminary review by the Land Use and Planning
Committee.
6.0

FEEDBACK FROM THE LAND USE AND PLANNING COMMITTEE

Staff is seeking general feedback from the LUPC on the proposal, as well as support from
the LUPC on the following recommendations in particular:
That the LUPC direct staff to advise the applicant that:
A. both the regularization of the apartment and the construction of an infill quadruplex
could be considered through a Heritage Revitalization Agreement;
B. their Tenant Assistance Plan (Appendix B) be amended to be consistent with the
Tenant Relocation Policy and Business Regulations and Licensing Bylaw;
C. a development application could be further explored without an expected provision of
cash-in-lieu of non-market rental units, provided that all the market-rate rental units
be secured, the Tenant Relocation Policy is adhered to, and high -quality heritage
restoration work be undertaken to the building’s exterior; and
D. the proposed setback and height of the infill building are consistent with the need to
be respectful of the neighbourhood context.
7.0

OPTIONS

The following options are offered for consideration of the LUPC:
1. That the Land Use and Planning Committee endorse the recommendations
summarized in Section 6.0 of this report and direct staff to include feedback from the
Lan Use and Planning Committee in the preliminary application review letter to the
applicant.
2. That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Option 1.
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ATTACHMENTS
Appendix A: Preliminary Proposed Project Drawings
Appendix B: Applicants Draft Tenant Relocation Plan
This report has been prepared by:
Britney Dack, Senior Heritage Planner
This report was reviewed by:
Jackie Teed, Senior Manager of Development Services

Emilie K Adin, MCIP
Director of Development Services
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Preliminary Proposed Project Drawings
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Appendix B
Applicant’s Draft Tenant Relocation Plan
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March 24th, 2021

St. James NW Suites Ltd.
#101-4111 Hastings St.
Burnaby, B.C.
V5C 6T7

Tenant Relocation Plan: St. James Suites
-

-

-

-

-

The building, known as "St. James Suites" is made up of 14 units (one nonconforming unit). 13 of the units are conforming.
When we bought the property, Oct 1st, 2021, we inherited eight existing units
that were occupied by tenants and started open discussions with the existing
eight units/occupants, regarding our plans for the building and the units within the
building.
The building needs full mechanical replacement. All kitchens and bathrooms
need to be completely removed and rebuilt. The envelope is falling off the
building and needs a complete rebuild.
We held a building meeting for the existing tenants and 6 of the 8
units/tenants/occupants attended the meeting. We discussed the plans for the
building with the existing occupants of the eight occupied units and received their
feedback and concerns. Most of the concerns were the cost of moving and
finding adequate rental units.
We offered each unit and occupant(s) of each of said unit $10,000 and 12-15
months to relocate. They could relocate at any time within the 12-15 months
without penalty.
The $10,000 is per unit and not per-person in the unit.
All tenants agreed to the relocation assistance and accepted the offer.
Two of the eight units/occupants of that unit have already relocated.
Each tenant signed a BC Residential Tenancy Branch (RTB) "end of tenancy
agreement" for February 28, 2022.
Each tenant was satisfied with the relocation assistance and signed an “end of
tenancy” agreement.
The city of New Westminster guidelines for relocation existing tenants is three
months rent paid to each unit and occupants and four months’ notice. This
information was gathered from the “Secured Market Rental Housing Policy”
written by the City of New Westminster January 9th, 2017.

~~~~~~~~~~~~
St. James Suites
401 Fifth St. New Westminster
~~~~~~~~~~~~~~~~~~~~~~~~~~
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St. James NW Suites Ltd. - 401 5th St., New Westminster, BC
Unit's Tenure Monthly Rent

Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied
Occupied

$
$
$
$
$
$
$
$
$
$
$
$
$
$

649.00
1,200.00
1,295.00
1,400.00
1,018.56
700.00
788.74
1,051.65
1,450.00
1,000.00
1,051.65
1,000.00
1,490.00
1,295.00

Size of the Apartments
(in sq. feet)

273
572
655
752
662
447
392
657
655
655
655
392
645
447

Relocation Assistance Program
Tenant contemplating to accept the assistance program
Tenant contemplating to accept the assistance program
New tenant on term lease, ending Feb 28, 2022
New tenant on term lease, ending Feb 28, 2022
Tenant accepted $10,000.00 as relocation assistance and 12 months to relocate
New tenant on term lease, ending Feb 28, 2022
Tenant accepted $10,000.00 as relocation assistance and 12 months to relocate
Tenant accepted $10,000.00 as relocation assistance and 12 months to relocate
New tenant on term lease, ending Feb 28, 2022
Tenant accepted $15,000.00 as relocation assistance and 12 months to relocate
Tenant accepted $10,000.00 as relocation assistance and 12 months to relocate
Tenant accepted $10,000.00 as relocation assistance and 12 months to relocate
Tenant accepted $10,000.00 as relocation assistance and 12 months to relocate
New tenant on term lease, ending Feb 28, 2022
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

6/21/2021

From:

Emilie K Adin, MCIP
Director of Development Services

File:

HER00819

Item #:

13/2021

Subject:

219 Second Street: Demolition and Heritage Protection

RECOMMENDATION
THAT the Land Use and Planning Committee recommend that Council direct staff to
proceed with processing the demolition permit application for 219 Second Street, and
direct staff to advise the applicant to continue advertising the hous e as available for
relocation for the duration of the demolition permit review and issuance .

EXECUTIVE SUMMARY
Due to the building’s age (1941) and Heritage Inventory listing, the Community Heritage
Commission (CHC) reviewed the demolition application for 219 Second Street; a nonprotected house in the Queen’s Park Heritage Conservation Area. Staff and the CHC found
the house to have heritage value. Staff has held several discussions with the applicant, who is
not interested in pursuing the incentives available in exchange for retention of the building.
Following obtaining input from the LUPC on the proposed demolition of this non-protected
building, the next step is for Council to consider whether or not to formally protect the
house, as recommended by the CHC. Given that it is the City’s practice to designate
properties only with the consent of the owner, and that the heritage value of this house is not
so significant that staff advise that the City should unilaterally require designation, staff
instead recommends that the City process the demolition permit application. Staff would
request the applicant continue to offer the building for sale until such a time as demolition is
scheduled.
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PURPOSE
The purpose of this report is to request that the Land Use and Planning Committee (LUPC)
provides feedback on the demolition of a non-protected building in the Queen’s Park
Heritage Conservation Area in advance of the application being forwarded to Council.
1.0 BACKGROUND
1.1 Property Description and Site Context
219 Second Street is 809 sq. m. (8,712 sq. ft.) in size and is located in the Queen’s Park
neighbourhood on the east side of Second Street between Queens Avenue and Third Avenue.
The house was built in 1941. It is 121 sq. m. (2,492 sq. ft.), including a basement. Its current
floor space ratio (FSR) is 0.286 and it has a site coverage of 12%.
A site context map with an aerial overhead image is provided in Figure 1 below:

Figure 1: Site context map with subject property highlighted in blue

Although there are a range of ages and styles in the neighbourhood, this block is dominated
by a grouping of WWII homes constructed in 1940 and 1941: they make up approximately
35% of the block. The remaining houses are representations from the Victorian era (215
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Second Street), the Edwardian era (127 Queens Avenue), and there is also a new build at the
corner (239 Second Street). In this block, 13 out of 19 houses are listed on the City’s
Heritage Resource Inventory.
1.2 Development Policy and Regulations
In the Official Community Plan (OCP), the property is designated for “Residential –
Detached and Semi-Detached Housing” which envisions a mix of low density forms such as
houses, laneway houses, and duplexes. The surrounding properties have the same
designation.
The property is zoned Queen’s Park Single Detached Dwelling District (RS-4). However,
due to the age of the house, the property is not protected by the Heritage Conservation Area
and is not entitled to the development incentives for HCA-protected homes in that zone. As
such, the property may develop to the standard mainland single-detached zoning (RS-1)
maximum density of 0.5 FSR, with 35% site coverage, and may include a laneway house. A
new house could be nearly double the size of the existing one.
1.3 Heritage Protection
The building is not protected by the Queen’s Park Heritage Conservation Area. As such, a
Heritage Alteration Permit (HAP) is not required for demolition. The building is also not
protected by bylaw, nor listed on the City’s Heritage Register. However, it is listed on the
City’s Heritage Resource Inventory and is over 50 years old. Therefore, by City policy, it is
examined for heritage merit or value, prior to demolition.
Further information on non-protected status in the Queen’s Park Heritage Conservation Area,
heritage review of demolition permits, temporary protection orders, heritage designation and
heritage revitalization agreements (HRAs) is summarized in Attachment 3.
2.0 REVIEW PROCESS AND CONSULTATION
2.1

Heritage Review of Demolition

The process for demolition of a building on a non-protected property in the Heritage
Conservation Area is similar to those outside the Conservation Area, elsewhere in the city.
Based on the building’s age, it is reviewed for heritage value, and if found to have potential
value by staff, it is forwarded to the Community Heritage Commission (CHC) to confirm.
From that point, and based on the CHC’s recommendation, staff either work with the
applicant directly, or request that Council place a temporary protection order on the house to
allow further time for discussion with the applicant. This application is mid-way through the
process and has not yet been referred to Council.
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Community Heritage Commission Recommendation

Per the City’s policy for older buildings, and given its integrity and Inventory listing, the
demolition application for 219 Second Street was brought to the CHC for their review at the
May 5, 2021 meeting. At that meeting, the CHC passed the following recommendation to
Council:
THAT the Community Heritage Commission recommend that Council consider formal
protection on 219 Second Street through a Heritage Designation Bylaw.
An extract from the May 5, 2021 CHC minutes is included in Attachment 5.
Heritage Designation does not require owner consent, and may be approved by a motion of
Council. However, Heritage Designation without owner consent, under Provincial law,
would entitle the owner to claim compensation for any reduction in the value of the property
from the inability to achieve zoning-based entitlements. Typically, the City’s practice is to
incentivize retention. To date, the City has not imposed protection without owner consent.
Conservation Area protection could be added to the house by listing it on the Heritage
Register. If protection were added, demolition could be denied through a HAP only if the
City could effectively demonstrate that the site could be developed to its maximum potential
without damaging the heritage value of the house. Staff expect this would not achievable, as
the zoning maximum is nearly double the size of the existing house. Therefore, the City
would likely need to permit demolition.
3.0 DISCUSSION
3.1 Proposed Demolition
The 1941 building is proposed to be demolished, and replaced with a new house and laneway
house. The proposed development is permitted under the property’s current zoning and as
such, a demolition permit could not be withheld without formal heritage protection. The
house has been found by staff and the CHC to have heritage value, worthy of exploring
options to achieve heritage protection. The owner has expressed that they are not interested
in a development plan that would include retaining the house, and has submitted a
demolition application.
3.2 Heritage Value
Built in 1941, this house is one year from being protected by the Heritage Conservation Area
policy. The house is a Storybook style, which has some historic significance. It retains many
of its original features including form and massing, steeply pitched cross-gabled roof, wide
lap siding, and original windows; which means it has a high level of heritage integrity. Its
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Inventory listing describes it as being a good example of a style common in the 1940s.
Robert Barrett, the developer of the building, was a clerk at Canada Customs, which lends
some social value to the house. The house is part of a collection of houses from this time
period. As the Heritage Conservation Area’s protection applies to buildings built in 1940 or
earlier, some of these houses are protected, and some are not. The Heritage Resource
Inventory listing is included as Attachment 1 and photographs of the building in its current
condition are below in Figure 2 and in Attachment 2.

Figure 2: Photograph of building façade at 219 Second Street

Based on current photos, the building at 219 Second Street appears to be in good condition,
and maintains its heritage integrity. The heritage elements, including siding, fascia boards
and wood trim, and original doors and windows, appear to be in good condition.
3.3

Development Incentives

As this property is within the Heritage Conservation Area, there are two options available to
the owner for incentivizing heritage protection: 1) through the preset Conservation Area
incentives, or 2) through negotiated Heritage Revitalization Agreement incentives.
Incentives available to protect the house through the Conservation Area include: a 0.2 FSR
density bonus, relaxations to the laneway house program (including a larger size), and
Building Code alternate compliance. Incentives through an HRA would be negotiated, could
include subdivision or an infill house, and would require some restoration work and Heritage
Designation.

Agenda Item 13/2021
LUPC Agenda Package Page 77

Back to Agenda

City of New Westminster

June 21, 2021

6

Conservation Area protection could be added to the house by listing it on the Heritage
Register. The site could be developed to its maximum potential which, under the current
HCA zoning maximum, would be nearly double the size of the existing house. Staff expect
this would not be achievable without damaging the heritage value of the house. Therefore,
the best option to both retain the house and provide a development incentive would likely be
through an HRA.
Staff has been in contact with the applicant to explore both options. An initial letter was sent,
via email, on April 8, 2021, followed by subsequent online and telephone conversations. The
applicant explored retaining the heritage house as a large laneway or infill house, and a small
lot subdivision, but has concluded they wish to proceed with demolition and new
construction. The applicant has also explored relocation or deconstruction of the building as
alternatives to demolition so as to minimize any reusable materials going to the landfill.
Details of this work are provided in Attachment 4.
4.0 FEEDBACK FROM THE LUPC
Following obtaining input from the Land Use and Planning Committee (LUPC) on the
proposed demolition, the next step is for Council to consider protecting the house, as
recommended by the CHC. At this time, staff is seeking feedback from the LUPC related to:
1. The above noted redevelopment options related to retention of the heritage building
have been thoroughly considered;
2. Exploring the use of a Heritage Revitalization Agreement (HRA) to incentivize
retention of the heritage building has been sufficiently addressed; and
3. Pursuing long-term or temporary protection on the heritage building.
5.0 OPTIONS
The following options are offered for the LUPC’s consideration:
1. That the Land Use and Planning Committee recommend that Council direct staff to
begin the process to place long term protection on the land title of the property at 219
Second Street, through a Heritage Designation Bylaw.
2. That the Land Use and Planning Committee recommend that Council consider a
temporary protection order on 219 Second Street for staff to continue negotiations for
a Heritage Revitalization Agreement.
3. That the Land Use and Planning Committee recommend that Council direct staff to
proceed with processing the demolition permit application for 219 Second Street, and
direct staff to advise the applicant to continue advertising the house as available for
relocation for the duration of the demolition permit review and issuance.
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4. That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Option 3.

ATTACHMENTS
Attachment
Attachment
Attachment
Attachment
Attachment

1: Heritage Resource Inventory Listing
2: Current Elevation Photos
3: Policy and Regulations Summary
4: Applicant Consideration of Alternatives to Demolition
5: Extract from May 5, 2021 Community Heritage Commission Minutes

This report has been prepared by:
Kathleen Stevens, Heritage Planning Analyst
This report was reviewed by:
Jackie Teed, Senior Manager of Development Services

Emilie K Adin, MCIP
Director of Development Services
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Attachment 1
Heritage Resource Inventory Listing
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Attachment 2
Current Elevation Photos
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Attachment 3
Policy and Regulations Summary
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POLICY AND REGULATIONS SUMMARY
Queen’s Park Heritage Conservation Area
This subject site is not protected under the Queen’s Park Heritage Conservation Area and an
HAP is not required to allow demolition of the building. New houses on non-protected
properties are not eligible for the Conservation Area’s incentives program, and as such are
limited to a maximum size of 0.5 floor space ratio (FSR). The new house may contain a
secondary suite, and the property is eligible for the construction of a laneway house. An
HAP would be required for both the design of the new house and laneway house, to ensure
compliance with the area’s design guidelines.
50 Years and Older Heritage Review Policy
In June 2011, Council approved a revised heritage review policy where demolition
applications for a building or structure older than 50 years is automatically forwarded to the
Planning Division for review, and may be referred to the Community Heritage Commission
(CHC) for comment if it is deemed by the Planning Division to have sufficient heritage
significance.
Temporary Protection Orders
A temporary protection order may be issued by Council for a property that may be
considered to have heritage value sufficient to justify its conservation. This can include
properties that are not listed on the Heritage Register. Without consent of the owner, a
temporary protection order may only last 60 days, after which the requested demolition
permit must be issued. Though, temporary protection may be extended with owner consent.
Heritage Designation
A Heritage Designation Bylaw is a form of land use regulation that places long-term
protection on the land title of a property and which is the primary form of regulation that can
prohibit demolition. Provisions for the local government to place Heritage Designation
Bylaws on properties are set out in Sections 611-613 of the Local Government Act.
Heritage Designation does not require owner consent. However, designation without consent
of the owner means they are entitled under Provincial law to claim compensation for any
reduction in the value of the property from the inability to achieve zoning-based
entitlements.
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Heritage Revitalization Agreement
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 through a Heritage Designation Bylaw and exterior restoration, certain zoning
relaxations 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.
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. In this
proposal, the heritage benefit to the community is restoration, continued historic use and the
full legal protection of the heritage building through a Heritage Designation Bylaw. In the
City’s Policy for the Use of Heritage Revitalization Agreements, lot size, density, and siting
or massing elements may be considered for relaxation.
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Attachment 4
Applicant Consideration of Alternatives to
Demolition
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Marko and Dejana Majkic
215 Third Street
New Westminster, BC
604-523-0724
Markomajkic79@gmail.com
May 29, 2021
Land Use and Planning Committee
City of New Westminster
511 Royal Avenue
New Westminster, BC
Dear Land Use and Planning Committee:
We are presenting all the details and work we have done in the past 18 months regarding our 219 Second Street
property. We have been New Westminster residence since 2003 and living in Queens Park for the past 10 years.
Our kids were both born in New Westminster and have been part of the community playing hockey, lacrosse,
softball, football for the New Westminster organizations. We both have been volunteers in the community for
multiple children’s activities including hockey, lacrosse, and football. Marko was a board member of the New
Westminster Tennis Club as a youth coordinator.
We have been planning for many years to build a residence for our growing family that will allow us to the
comforts and ability to work, train and entertain at home. Due to many activities our kids are involved in we
needed space for storage, workout and stretch area as well as outdoor physical activity space. After multiple
years of looking for the right property, we purchased 219 Second Street in January 2020 with plans of
developing our dream house and staying in the Queens Park neighborhood. One of the main drivers why we
invested such a large amount of money into this property was that the house did not fall into the heritage
protection plan due to its age, there was a full-size lane in the back and the property was the right size to allow
us to build a house that we wanted. We investigated the option of protection and HRA of the current structure
with multiple local designers and architects, however what we needed out of our house was not feasible with
the current house so we proceeded down the new build option never thinking we would be into the situation
we find ourselves right now. Attached you will see our new build plan which takes in to account the heritage
Queens Park areas and making sure the new house fits in with the rest of the neighborhood. We plan to build a
laneway house as well as a basement suite in the main house that will provide additional densification to the
area and lower cost accommodations in Queens Park. Our plans ask for no variants and both the main house,
laneway house and basement suite are within the building bylaws and guidelines.
To find a compromised solution with the Community Heritage Council we attempted to find a solution to
preserve the house either on our lot or have it moved to a different location in New Westminster or another
city, with no luck. Nickel Bros company was interested in taking the house, and we were excited that this option
would be a possibility, however after their operations team reviewed the site, they determined that the house
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could not be moved away from the lot due to trees on either side of the street that would not allow exit from
Second street. We have attached an email from Nickel Bros explaining the situation. We also advertised the
house on Craigslist for free if anyone would be able to move it for their needs, however, there has not been
much interest due to the same limitations of movement of the house face by Nickel Bros. Our last option was to
try and move the current house to be used as a lane way house, however due to its size it would not be possible.
We would not be able to have a driveway to our garage, our kids would not be able to have the recreational
area, our back yard would shrink so much we would be sitting very close to the laneway house and the windows
of the dining room and kitchen from the lane way house would look directly into our living room with no privacy.
In addition to that, the Engineer structural report calls out for various safety requirements that will need to be
taken into consideration for an HRA and would jeopardize most of the exterior features and extremely drive up
the cost of any renovation. In this scenario increasing the total allowable square footage using the HRA process
would also price us out of building a house due to increased cost of a much larger build.
At this point we find ourselves in a situation where the only option we have is to remove the house from the lot.
We have investigated deconstruction of the house where most of the material would be reused in a new
construction or restoration of an older building. This way the house would not have to be recycled but most of
the material would be able to be reused.
We are providing documentation from our designers who have looked at possibilities of using the existing house
with an HRA option, using the existing house as the laneway house, professional engineering review of feasibility
of utilizing the current structure for our needs as well as the status of the house structurally, email from Nickel
Bros about inability to move our house and Craigslist ad for the house that has not yielded any progress. We
hope that you can assess these documents and review what we are looking to do with this property. We have
invested our life savings into this property looking to build our forever home and remain a part of the Queens
Park community and hope that you will be able to assist us in this vision. We do not have any other options that
any professional could suggest to us but we are fully open to hear suggestions and take action if feasible.
Thank you for taking the time to review our project and efforts. If you have any further questions or concerns,
please feel free to reach out to us at any time.
Sincerely,

Marko and Dejana Majkic

LUPC Agenda Package Page 92

Back to Agenda

May 28, 2021
Land Use and Planning Committee
City of New Westminster
511 Royal Ave
New Westminster, BC

Re: 219 Second Street, New Westminster
We have been engaged by Marko and Dejana Majkic as home designers for a proposed
residence and laneway home at 219 Second Street. We have been working through the design
process since early 2020, dialoguing with the Heritage Planning Analyst to ensure that the
proposed design suits the Queens Park neighbourhood and meets all of the requirements set out
for the Queens Park Heritage Conversation Area.
Following the Community Heritage Commission’s recent recommendation to extend heritage
protection to the original house on the property, the Majkics asked us to analyze the existing
house for use on the property, keeping in mind the design requests we had been working with
from the start. We approached this analysis from two scenarios.
1. Retaining the existing house in the current location, renovating it and adding onto it to work
with the Majkic’s requirements for their family.
The design requests for the Majkics included:
- An exterior that was well designed for the Queens Park neighbourhood, making the most
of the available floor area as set out in the City’s zoning requirements.
- Open concept kitchen / great room, and dining room that would be well suited for
entertaining
- A large well appointed master bedroom suite
- Separate Den & Office for remote work/study.
- Upper 2 or 3 Bedrooms with attached washrooms
- Rec Room in Basement
- 1 Bedroom Secondary Suite in Basement
The existing house is a three bedroom residence, two storey plus basement built in 1941.
- The existing home is much smaller than the Majkics need to make their family living
situation work.
- Any addition/renovation would need to be very extensive to work with the requirements
of the Majkic family, and would require altering all of the exterior walls as well as the roof
structure.
- Rooms/uses are kept very separate as was typical for that era, windows are fairly minimal
o Eg. Kitchen/Eating rooms are ‘tucked away’ in the back corner of the home and
existing walls would need to be removed to open things up.
In our opinion, the resulting home would not be representative of the heritage nature that is
evident in the original home. This option is not conducive to the goal of retaining the heritage
home.

#5-2543 Montrose Ave, Abbotsford, BC. V2S 3T4, | T. 604-854-4303

www.sucasadesign.ca
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2. Relocating the existing house on the same property to be used as a Laneway House.
-

-

-

The existing home is much larger than permitted by the Laneway House Development
Guidelines, and when seen in combination with a principal residence would not meet
the intention of the zoning for a Laneway House. There would essentially be two principal
residences on the lot.
As shown on the attached siting plan, if used as a Laneway House, the footprint of the
existing house would significantly reduce the potential for a useable back yard, and
reduce the rear sports court that the Majkics are planning for off of the back lane.
The existing house would require significant rework of the rear exterior to comply with the
zoning requirements for privacy concerns between the laneway house and principal
residence.

In our opinion, reusing the existing home as a laneway house would negatively impact the
potential of a proposed principal residence, and not meet the intent of the Laneway House
Development Guidelines.
Please contact me for any further information or questions at 604-854-4303 or
danw@sucasadesign.ca.

Best Regards,

Dan Wall,
Project Lead
Su Casa Design

#5-2543 Montrose Ave, Abbotsford, BC. V2S 3T4, | T. 604-854-4303

www.sucasadesign.ca
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markomajkic79@gmail.com
From:
Sent:
To:
Subject:

Ronel Dreyer <ronel.d@nickelbros.com>
May 19, 2021 3:18 PM
Marko Majkic
Nickel Bros - 219 2nd New Westminster

Hello Marko,
Our Operations team has assessed the move routes to all directions from your house to get
it to a barge site, however unfortunately it is not possible to bring it out.
The main prohibitive constrictions are trees and tree canopies which make the route too
narrow to navigate the house through.
Thank you again for doing what is right by attempting to relocate this beautiful home. All the
best with your project and we trust you will still strive to save as much reusable parts of the
house before demolition.
A great day to you,
Ronel Dreyer
Nickel Bros Repurposed Homes

Greater Vancouver, Sunshine Coast and Point Roberts
604 315 8843
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Extract from May 5, 2021
Community Heritage Commission Minutes
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COMMUNITY HERITAGE COMMISSION
Wednesday, May 5, 2021
Meeting held electronically under Ministerial Order No. M192/2020 and the
current Order of the Provincial Health Officer - Gatherings and Events

MINUTES – Extract
7.4

219 Second Street: Demolition of a 1941 Building
Kathleen Stevens, Heritage Planning Analyst, reviewed the May 5, 2021 staff report
regarding a non-protected property at 219 Second Street, which is located within the
Queen’s Park Heritage Conservation Area; and is not listed on the City’s Heritage
Register. The house is over 50 years old, listed on the City’s Heritage Resource
Inventory, and retains many of its original features.
Ms. Stevens noted that the Community Heritage Commission was being asked to
review the heritage value of this building in advance of the Director of Development
Service’s consideration of a demolition permit and to provide a recommendation.
In response to questions from the Commission, Ms. Stevens and Marko Majkic,
Applicant, provided the following information:
• The property was acquired by the applicant 18 months ago and it is intended
that a new house would be built on the lot to accommodate their family; and,
• The house is not currently protected within the Queen’s Park HCA due to its
year of construction.
In discussion, the Commission made the following comments:
• Construction of storybook-style houses during World War II was rare;
therefore the house holds significance for the area;
• It is evident that repairing the foundation and doing other work to the house
would be costly; and,
• As the house is of storybook-style, and has original features, such as the
windows and chimney, it would be unfortunate to issue a demolition permit.
MOVED and SECONDED
THAT the Community Heritage Commission recommend that Council consider
formal protection on 219 Second Street through a Heritage Designation Bylaw.
CARRIED.
All Commission members present voted in favour of the motion.

Doc#1849137

Community Heritage Commission Minutes - Extract
May 5, 2021
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