REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
Notice is hereby given of the following Land Use and Planning Committee:
July 10, 2017 at 12:00 p.m.
Committee Room 2, City Hall

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

Adoption of the following minutes:
a. June 12, 2017

PRESENTATIONS
2.

No Items

UNFINISHED BUSINESS
3.

No Items

REPORTS FOR ACTION
4.

407 Seventh Avenue: Development Variance Permit for Front and Side Yard
Setbacks – Preliminary Report

5.

725 Carnarvon Street: Development Inquiry for a Proposed Six Storey Mixed
Use Development Consisting of Commercial Office and Residential Uses Preliminary Report

6.

41 and 175 Duncan Street: Official Community Plan Amendment and
Rezoning – Preliminary Report
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7.

420 Boyne Street (Animal Shelter): Development Permit Application –
Preliminary Report

DIRECTOR’S / MANAGER’S REPORT (Oral Report)
8.
NEW BUSINESS
9.
CORRESPONDENCE
10.

No Items

ADJOURNMENT
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1a.

REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
June 12, 2017 at 12:00 p.m.
Committee Room 2, City Hall

MINUTES
PRESENT:
Mayor Jonathan Coté
Councillor Patrick Johnstone
Councillor Jaimie McEvoy
STAFF:
Mr. Rupinder Basi
Mr. Jim Hurst
Mr. Mike Watson
Ms. Heather Corbett

- Senior Planner
- Planner
- Planner
- Committee Clerk

GUESTS:
The meeting was called to order at 12:13 p.m.
ADDITIONS / DELETIONS TO THE AGENDA
There were no additions.
ADOPTION OF MINUTES
1.

Adoption of the Minutes
MOVED and SECONDED
THAT the following LUPC minutes be adopted:
a. April 10, 2017
b. May 1, 2017
c. May 15, 2017
CARRIED.
All members of the Committee present voted in favour of the motion.

PRESENTATIONS
2.

No Items
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UNFINISHED BUSINESS
3.

No Items

REPORTS FOR ACTION
4.

800 Columbia Street: Rezoning and Special Development Permit to Allow a
Liquor Primary Licensed Premise – Preliminary Report
Rupinder Basi, Planner, summarized the preliminary report dated June 12,
regarding an application to amend the Zoning Bylaw for a Special Development
Permit to allow a Liquor Primary Licensed Premised at 800 Columbia Street.
In response to questions from the Committee, Mr. Mike Watson confirmed that the
deck of the restaurant will be part of Hyack Square.
Discussion ensued, and the Committee noted the following comments:
 The hours of operation should be influenced by what Police and Bylaw
enforcement staff advise;
 Designation of the building would be supported by members of the LUPC,
but it should not be a requirement that would delay the process of
occupancy;
 The LUPC trusts Staff to manage the relationship with the owner of the
building and work towards designation, if so desired;
 Occupancy of the building should be of utmost importance, as occupied
heritage buildings are generally kept in better shape than unoccupied
heritage buildings;
 The building at 800 Columbia Street is one of the best examples of a
heritage building in the City and this application provides public access,
which is of great importance;
 The incorporation of a patio in Hyack Square will greatly contribute to the
success of Hyack Square.
MOVED and SECONDED
THAT the Land Use and Planning committee recommend that Council direct Staff
to process the Rezoning, Special Development Permit and Liquor Primary License
applications based on the process as outlined in the June 12, 2017 report.
CARRIED.
All members of the Committee present voted in favour of the motion.
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5.

1050 Boyd Street: Development Permit Application – Preliminary Report
Mr. Jim Hurst, Planner, summarized the report dated June 12, 2017, regarding a
Development Permit application for construction of a new car dealership at 1050
Boyd Street.
Access to the site is the biggest issue. There is no access allowed from the Highway
on ramp or Howes Street. The project will include a multi-purpose pathway on
Howes Street. From a design perspective we are trying to connect the building with
the street and satisfy floodplain requirements. Roof storage for cars is required due
to the small site. There is a rescue area on the roof which is easily accessible. It will
provide a car repair facility close to the highway.
In response to questions from the Committee, Mr. Hurst provided the following
information:
 It is unknown whether this development would encourage further
development on 12 th Street site;
 The storm water retention pond that is seen on the overhead image in the
meeting package is co-managed by the Ministry of Infrastructure and
Transportation and the City of New Westminster; and,
 It is likely that the bus stop would move closer towards Howes Street.
Discussion ensued, and the Committee noted the following comments:
 This is a unique piece of land to come available for development due to the
highway system;
 The proposed car dealership appears to fit the profile of the land and it
would be an appropriate use of activating an otherwise derelict piece of land;
 The walkway along Howes would be an excellent addition;
 It would be appropriate to ensure that the bike path is accommodated, with a
painted crossing for bikes and a careful investigation of how the driveway
would intersect the biking path; and,
 A development which improves the pedestrian area would be a major
improvement and a good bonus for this area.
MOVED and SECONDED
THAT the Land Use and Planning Committee direct staff to process the application
for a development permit for 1050 Boyd St, as outlined in the June 12, 2017 report.
CARRIED.
All members of the Committee present voted in favour of the motion.

June 12, 2017
Doc #1050960

Land Use and Planning Co mmittee Minutes

Page 3

DIRECTOR’S / MANAGER’S REPORT (Oral Report)
6.

No Reports

NEW BUSINESS
7.

No Items

CORRESPONDENCE
8.

No Items

ADJOURNMENT
ON MOTION, the meeting was adjourned at 12:30 p.m.

JONATHAN COTÉ
MAYOR

June 12, 2017
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4.

REPORT
Development Services
To:

Land Use and Planning Committee

Date:

7/10/2017

From:

Jackie Teed
Acting Director of Development
Services

File:

DVP00632

Item #:

38/2017

Subject:

407 Seventh Avenue: Development Variance Permit for Front and Side
Yard Setbacks - Preliminary Report

RECOMMENDATION
THAT the Land Use and Planning Committee recommends that Council issue notice
to consider a resolution to issue Development Variance Permit DVP00632 to allow a
front porch, including eave, to project 9.75 feet/2.97 metres into the required front
yard setback and two side additions to be built within 4.23 feet/1.3 metres of the west
side property line at 407 Seventh Avenue, following an Opportunity to Be Heard on
August 28, 2017.

EXECUTIVE SUMMARY
The City has received a Development Variance Permit application that would permit the
owners of 407 Seventh Avenue to construct a substantive front porch and two side additions
that will increase the livability of the house. Because the proposed structures project further
into the minimum setback requirements allowed by the Zoning Bylaw, the proposed
variances would be required. Although only the side yard setback variance would be minor,
the proposed front yard projection variance would be the only way to achieve a useable
porch. Both are reasonable given they would provide eyes on the street and help retain the
1910-era house.
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1. PURPOSE
This application would enable construction of a new front porch and two additions on one
side of the house. The purpose of this report is to apprise the Land Use and Planning
Committee of the application and request Council issue notice of consideration of the
required Development Variance Permit.
2. POLICY AND REGULATIONS
A policy approach to considering requests for variances and criteria by which they are to be
evaluated was endorsed by Council on January 28, 2008.
3. BACKGROUND
3.1 Site Characteristics and Context
The subject property is zoned Single Detached Dwelling Districts (RS-1) and is located in a
primarily single detached dwelling area in the Glenbrooke North neighbourhood. The areas
to the north, south and east contain exclusively single detached dwellings while some
commercial uses and a duplex are on Fifth Street, less than a block to the west. Sixth Street is
650 feet/200 metres to the west. A map of area land uses is contained in Appendix 1.
All properties in the neighbourhood are relatively level. The Crosstown Greenway/Bike Path
passes in front of the property.
The subject property is 49.5 feet/15.1 metres wide by 132 feet/40.2 metres deep (6,534
square feet/607 square metres). Parking access to the property is from a front driveway on
the east side of the property (the property is not served by a lane) that leads to a detached
garage in the rear yard.
4. PROJECT DESCRIPTION
The existing house at 407 Seventh Avenue was designed by noted architect E.J. Boughen
and built in 1910. It is one-storey, plus a basement and an attic that was illegally converted to
low-height floor space many years ago, and which will be returned to attic space. The
applicant proposes to replace a small (1.67 feet/0.5 metres deep.) front porch with a full depth porch (7 feet/2.1 metres deep plus a 2 foot/0.6 metre overhang). They also propose to
remove a side addition and replace it with two side additions that together would be smaller
and less non-conforming than the side addition being removed. Photos of the existing house
and side addition are attached in Appendix 2.
As the existing front yard setback for the house does not meet the minimum RS-1 front yard
setback requirement, the proposed front porch would extend well beyond the 21 foot/6.4
metre front porch and eave “projection” limits allowed by the Zoning Bylaw. In the side
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yard, the requested 9 inch/0.2 m. setback will allow the conversion of an eating area to a
master bedroom and walk-in closet. A large addition behind the house will have a small
projection in line with the side addition in order to properly situate bathrooms in the addition.
The table below summarizes the related requirements/allowance.

Front yard setback
Front yard projection
Side yard setback

Required/allowed
Existing
25 ft./7.62 m.
24.26 ft./7.39 m.
4 ft./1.22 m.
2.41 ft./0.73 m.
4.95 ft./1.51 m.
2.15 ft./0.66 m.

Proposed
No change
9.74 ft./2.97 m.
4.23 ft./1.29 m.

Appendix 3 contains a proposed site plan and elevation drawings. The applicant’s Rationale
Letter is attached in Appendix 4.
5. DISCUSSION
5.1 Policy Principle
Principle regarding Siting Regulations for Existing Single Family Dwellings:
Requests for setback variances for additions to existing legally constructed single
family dwellings in which the variance does not further decrease a setback may be
supportable if the addition does not cause undue shadowing, privacy or view
obstruction for neighbouring properties.
The proposed side setback would actually be an increase from the existing setback as
the proposed side addition will be half the width of the existing non -conforming side
addition that would be demolished.
The proposed increased front projection, while decreasing the front setback of the
porch, will not cause any shadowing or privacy/overlook concerns or obstruct any
views. It would be open on three sides and would be situated approximately 20 ft./6 m.
from either of the neighbouring houses.
5.2 Evaluation Criteria
1. What is the intent of the bylaw which the applicants are seeking to have varied?
The intent of the front yard projection allowance is to prevent front yards from being
crowded with architectural features that project from the principal building. The side
yard setback requirements intend to create acceptable spacing between buildings
along a street.
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2. Is there a community benefit to the granting of the variance; beyond that received by
the owners?
Yes. The front porch, which will be usable for sitting, will provide eyes on the
street as well as an attractive façade that will be a contextual addition to the
existing heritage house.
The side yard additions will enable a more liveable interior floor plan and
facilitate the retention and upgrading of the 1910 house.
3. Is there a hardship involved in adhering to the pertinent bylaw? A hardship must relate
to the location, size, geometry or natural attributes (e.g. slope, flood plain, rock
formation, trees) of the site and not the personal or business circumstances of the
applicant
No.
4. Is this the most appropriate mechanism for achieving the end result of the proposed
variance?
Yes for the front porch as a useable front porch depth would only be achievable
through the proposed variance. The floor plan could be reconfigured without
variances.
5. Is the proposed variance relatively minor?
No for the front yard variance (projection of 4 feet/1.2 metres allowed, 9.75
feet/2.97 metres requested). Yes for the side yard variance (4.95 feet/1.51 metres
required, 4.23 feet/1.29 metres requested).
5.3 Conclusion
The applicant’s request for an increased front yard projection is the most appropriate
mechanism for creating a useable porch, although the request is not minor. The requested
side yard variance is minor and would decrease the current projections into the side yard
setback. Together the variances would provide community benefit and help retain the house.
Given this, the requested variances are reasonable.
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6. REVIEW PROCESS
Application made
Preliminary Report to Land Use and Planning Committee
Report to Council requesting notification of Opportunity to be Heard
Applicant to deliver notices to neighbours within 100 m./ 328 ft.,
advising of their DVP application
Opportunity to be Heard

June 22, 2017
July 10, 2017
August 28, 2017
Sept. 1, 2017
(approx.)
Sept. 18, 2017

7. OPTIONS
The following options are presented for the Land Use Planning Committee’s consideration:
1. That the Land Use and Planning Committee recommends that Council issue notice to
consider a resolution to issue Development Variance Permit DVP00632 to allow a
front porch, including eave, to project 9.75 feet/2.97 metres into the required front
yard setback and two side additions to be built within 4.23 feet/1.3 metres of the west
side property line at 407 Seventh Avenue, following an Opportunity to Be Heard on
August 28, 2017.
2. That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Option 1.

ATTACHMENTS
Attachment
Attachment
Attachment
Attachment

1: Neighbourhood Land Use
2: Photos of existing house and side addition to be removed
3: Site Plan and Building Elevations
4: Applicant Rationale Letter

This report has been prepared by:
David Guiney, Senior Planning Analyst
This report was reviewed by:
John Stark, Acting Manager of Planning
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Attachment 1
Neighbourhood Land Use

Yellow is single detached dwelling, Dark Green is institutional. Red and Purple and Light Green/Yellow are mixed use
(multi-family and commercial).

Attachment 2
Photos of existing house and
side addition to be removed

West side addition – side view

West side addition – front view

Attachment 3
Site Plan and Building Elevations

Attachment 4
Applicant Rationale Letter

5.

REPORT
Development Services
To:

Land Use and Planning Committee

Date:

7/10/2017

From:

Jackie Teed
Acting Director of Development
Services

File:

PAR01116

Item #:

37/2017

Subject:

725 Carnarvon Street: Development Inquiry for a Proposed Six Storey
Mixed Use Development Consisting of Commercial Office and
Residential Uses - Preliminary Report

RECOMMENDATION
THAT the Land Use and Planning Committee provide preliminary feedback to staff in
regards to the following issues noted within this report prior to the applicant applying
for a Special Development Permit application, which would be reviewed and
considered by the Director of Development Services:
1. Future of the existing child care use (CEFA) within the building;
2. Site constraints and building proximity to surrounding buildings (existing and
future potential), and;
3. Development potential of 718 Carnarvon Street

EXECUTIVE SUMMARY
The proponent has submitted a pre-application development inquiry for a six storey, mixed
use development consisting of 3,553 sq.m. (38,245 sq.ft.) of commercial/office space on the
first five storeys and six residential units on the top storey. The total gross building area is
4,202 sq.m. (45,230 sq.ft.). The proposed development would have a 5.2 Floor Space Ratio
(FSR).
Should this pre-application inquiry proceed to a formal application, the proponent would
then need to submit a Special Development Permit (SDP) application to facilitate the review
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of the form and character of the proposal in accordance with the Downtown Community Plan
Development Permit Area Guidelines. As per the City’s development procedures, all SDPs
are reviewed and considered by the Director of Development Services. There are a number
of items that are being brought forward to the Land Use and Planning Committee for
preliminary feedback and discussion, particularly around the existing child care use within
the building, site constraints and building proximity, and the impact of this proposal on any
future development on 718 Carnarvon Street. The feedback from the Committee would be
provided to the applicants, and used to assess their SDP application, should they choose to
proceed.
1. PURPOSE
The purpose of this report is to seek preliminary feedback from the Land Use and Planning
Committee in regards to this pre-application development inquiry for a mixed-use building at
725 Carnarvon Street prior to the applicant submitting a formal SDP application, which
would be reviewed and considered by the Director of Development Services.
2. POLICY AND REGULATIONS
2.1 Downtown Community Plan (DCP)
The subject site is designated as Mixed-Use High Density and is located within the Tower
and SkyTrain precincts. The DCP describes the Tower Precinct as follows:
With the New Westminster SkyTrain station at its core, the Tower Precinct is
becoming highly urbanized as residential towers with townhouses and rowhouses at
the base replace vacant and underutilized sites. [Tower development will be the
primary form of development in this area and…] will be balanced with pedestrianoriented streetscapes and a high quality public realm creating a livable environment
that is a safe and attractive place for walking. Office and apartment spaces currently
co-exist in this area, and will continue to do so as growth occurs through further
investment and higher intensity redevelopment.
The Downtown Community Plan is not being updated as party of the OCP 2041 update.
2.2 Development Permit Area
The site is within the #1 Downtown Development and Special Development Permit Area.
The Development Permit Area seeks to support the Downtown’s Regional Town Centre
designation in the Regional Growth Strategy. This Development Permit Area outlines
objectives and guidelines for:
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 The form and character of commercial, multifamily, institutional and intensive residential
development.
 Protection of the natural environment, its ecosystems and biological diversity.
 Revitalization of an area in which a commercial use is permitted.
 Objectives to promote energy and water conservation and reduction of greenhouse gas
emissions.
A Special Development Permit (SDP) is required before doing any work which would result
in development or alteration to the lands or exterior of buildings on the lands within this
portion of the downtown. SDPs function similar to a regular Development Permit, but under
the New Westminster Redevelopment Act, the City was given special authority to regulate
urban redevelopment within this area. SDPs can be issued by the Director of Development
Services.
2.3 Downtown Building and Public Realm Design Guidelines and Master Plan
The subject site is located within the Tower Precinct in the Downtown Building and Public
Realm Design Guidelines. This area is described as follows within the guidelines:
The Tower Precinct will continue to develop as a highly urbanized component of New
Westminster’s Downtown with the SkyTrain Station at its core. Serving as a regional
destination, it is anchored by existing and developing education and commercial
destinations, including Douglas College, Plaza 88 and the retail mall at the foot of
Royal Ave. It is anticipated that the area will accommodate a significant share of
Downtown’s residential and commercial growth.
2.4 Zoning Bylaw
The existing zoning for the site is Downtown Mixed Use Districts (High Density) (C-4).
The intent of the C-4 zone is to “allow mixed use development at a high density, with an
opportunity to increase density upon amenity contributions being met”. The proponent is
proposing to develop within their existing zoning entitlements which would permit an
overall density of 5.2 FSR, of which there would be a maximum 1.2 residential FSR. As per
the Zoning Bylaw Downtown Base Density Maximum Permitted Height Map (Section
190.49.5), the maximum height permitted for the site would be 36.57 m. (120 ft.)
2.5 Family-Friendly Housing Bylaw and Design Guidelines
As per the City’s Family Friendly Housing requirements, a project with less than 10 units
would not be subject to the minimum 30% requirement for two and three bedroom units.
However, the proponent is open to exploring the inclusion of two and three bedroom units
within the proposed development and has shown one (1) two bedroom unit and two (2)
three-bedroom units. This would amount to 50% of the units being family-friendly within
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the proposed development, of which 16.7% of all units would be three-bedroom. Should this
proposal move forward, staff would continue working with the proponent in regards to
examining the number of two and three bedroom units that could be feasibly included within
this project.
3. BACKGROUND
3.1 Site Characteristics and Context
The subject site is located on the north side of the 700 block of Carnarvon Street between
Eighth Avenue and Lorne Street and currently contains a child care use (Core Education and
Fine Arts (CEFA)) which has 36 group infant/toddler (0 – 36 months) spaces and 32 group
three to five (36 months to school age) spaces. The property is 807.4 sq.m. (8,691 sq.ft.) in
size and has frontages along Carnarvon Street and Victoria Street (see Location Map –
Appendix 1). The site slopes downward significantly from Carnarvon Street towards
Clarkson Street. Douglas College is located to the north of the property, there is an existing
nineteen (19) storey mixed-use building (4.83 FSR) to the west, a two (2) storey mixed use
building (1.21 FSR) to the east, and a fourteen (14) storey mixed use building (3.16 FSR)
and three (3) storey hotel (3.58 FSR) to the south.
4. PROJECT DESCRIPTION
4.1 Project Description
The proposal consists of a 4,202 sq.m. (45,230 sq.ft.) mixed use building with
commercial/office uses on the first six storeys and six (6) residential units on the top storey.
Due to the slope of the site, the project would be six storeys on Victoria Street and seven
storeys on Carnarvon Street. The proposed building would step back at the fifth and seventh
storeys to provide for outdoor amenity areas (roof decks) for both the commercial uses and
residential units respectively (see Preliminary Project Drawings – Appendix 2). There
would be a residential lobby area on the main floor that would be accessed off of Carnarvon
Street. The residential units would range in size from 57.33 sq.m. (617.13 sq.ft.) to 107.05
sq.m. (1,152.28 sq.ft.).
Underground parking for the proposed development would be accessed off of Victoria Street
at the rear of the site. There would be two off-street loading spaces located at the surface at
the back of the building which would also be accessed off of Victoria Street.
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4.2 Project Statistics
Permitted/Required
Under C-4
Existing Site Area (gross)
Site Frontage
Avg. Lot Depth
Floor Space Ratio

5.2 FSR

Floor Area (gross)
Residential Site Coverage
Building Height
Residential Units

Unit Mix and Family-Friendly
Housing

36.58 m. (120 ft.)
13 units (based on 1.2
FSR and 69.7 sq.m. (750
sq.ft.) avg. unit size)
Family Friendly Housing
Requirements not
applicable to multi-unit
development with less
than 10 units.

Adaptable Housing Units

40% of units

Parking

41 spaces required (after
Downtown Parking
reductions applied)

Proposed
808 sq.m.
(8,699 sq.ft.)
20.09 m.
(65.91 ft.)
40.23 m. (131.99 ft.)
Total: 5.2 FSR
Residential: 0.8 FSR
Commercial 4.4 FSR
4,202 sq.m.
(45,230 sq.ft.)
80.4%
26.82 m. (88 ft.)
6 units

Strata Market
Bach: 1 (16.7%)
1 BDR: 2 (33.3%)
2 BDR: 1 (16.7%)
3 BDR: 2 (33.3%)
Total: 6 Units
Information to be
provided by proponent
as part of next
submission.
47 parking spaces
provided (17 small car
spaces)

5. DISCUSSION
5.1 Existing Child Care Use (CEFA)
Currently, there are only 36 group infant/toddler (0-36 months) spaces located in the
Downtown, all of which are currently located at the subject site as part of Core Education
and Fine Arts (CEFA). Based on a child care survey of 396 parents (Child Care Needs
Assessment, Fall 2015), the two child care types which are most difficult to find a placement
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are infant/toddler (0-36 months) and out-of-school care. Regarding the former, some parents
reported delaying their return to work due to lack of spaces, or paying far more than they had
initially budgeted.
Should this use be removed from the site, this would have a considerable impact in regards
to the availability of child care spaces within the Downtown core. There are projects
proposed within the Downtown that would help to address some of this need (e.g. Bosa
Waterfront Site, 600 – 720 Quayside, 40 spaces) but these spaces will not be available for a
number of years and would only address part of the displaced demand should CEFA no
longer be located within the Downtown.
The proponent has been advised of this concern and has indicated that the property owner
will be working with CEFA to see how this use could either be accommodated within the
proposed development or be provided with sufficient time to find an alternative lo cation
within the Downtown. In terms of accommodating a child care use within the proposed
development, the proponent would need to examine how they would be able to meet the
useable indoor and outdoor play space requirements specified in the provincial Child Care
Licensing Regulations. If this proposal moves forward, the proponent would be encouraged
to work with the City’s Social Planners to address this child care use.
5.2 Building Setbacks
The proposed development is situated on an internal smaller lot 808 sq.m. (8,697.24 sq.ft.)
that is surrounded by existing buildings on both sides. This poses considerable site
constraints, especially since the proponent wishes to develop this lot individually. Although
the C-4 zoning does not require any setbacks, there are guidelines outlined within the
Downtown Community Plan and the Downtown Building and Public Realm Design
Guidelines and Master Plan in regards to having a 27 metre (88 feet) building separation
between residential towers that are equal or greater than seven storeys in height. The intent
of these guidelines is also applied to buildings lower than seven storeys, such as the one
proposed, and the following distances have been considered:
 Where a unit side wall is facing the other building, with minimal or no windows
/openings: a minimum distance of approximately 7.62 to 9.14 metres (25 to 30 feet).
 Where a unit front or rear is facing the other building (with typical amounts of windows
and openings): a distance of approximately 10.66 to 12.19 metres (35 to 40 feet).
The proponent is proposing to follow the above-noted setbacks for their project and have
included a building/tower separation diagram which shows the distances between the
proposed development and the existing residential tower located on 725 Carnarvon Street (to
the west) and the existing building on 718 Carnarvon Street. The proponent has also
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provided a setback distance to what they believe would be the most feasible location for a
potential future tower on 718 Carnarvon Street (see page 7 of Preliminary Project Drawings,
Appendix 2).
The existing buildings on 718 Carnarvon Street have windows that are located along the
shared property line. Any development on the subject property would need to take these
windows into consideration. Staff has advised the proponent to contact the adjacent owner
to see if there are any measures that could be taken to remove or relocate these windows in
order to provide light to any upper level uses while addressing BC Building Code
requirements for unprotected openings.
To address issues with privacy, the proponent has undertaken some precedent analysis and
has indicated that they would explore the use of strategically located openings so as to
provide access to light and air, while being sensitive to overlook and privacy. The proponent
is also proposing to step back the building above the fourth storey and then again at the top
storey in order to maximize opportunities for greater separation. This preliminary analysis
has been included as part of the proponent’s drawings submission (see page 12 of
Preliminary Project Drawings, Appendix 2).
5.3 Future Development Potential of 718 Carnarvon Street
Given the small lot sizes and existing lot patterns within the Downtown, it typically requires
a consolidation of a number of lots to get a viable project, especially one which can realize a
high rise, mixed use form as envisioned for this area under the Downtown Community Plan
and the existing C-4 zoning. Given this, the proponets have been advised that they should
try to work with the owner of the adjacent property at 718 Carnarvon Street to the east of the
site in terms of coming in together to do a development project. Having both lots would
allow for a high rise development that would better fit with the existing land use designation
while being better able to achieve the design guidelines within the Downtown Community
Plan and the Downtown Building and Public Realm Design Guidelines and Master Plan.
This would allow for a project that provides for more sufficient building separation between
existing and proposed buildings, greater public realm opportunities at the base of the
building, and streetscape improvements along Carnarvon and Lorne Streets. Having a
development at this corner would also contribute to a more enhanced gateway entrance into
Douglas College from the south.
As indicated by the proponent, they have reached out to the property owner of 718
Carnarvon Street to explore such an opportunity but have been advised that there is no
interest by this owner to develop the site at this time. The proponent intends to develop their
site on its own, and as such, wishes to explore a project that would fit within the existing
zoning entitlements for their site at 725 Carnarvon Street.
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A preliminary development potential analysis for 718 Carnarvon Street was undertaken by
both the applicant (see Appendix 2) and by staff (sees Appendix 3). A preliminary analysis
was also undertaken of what could potentially be achieved if both sites were to be developed
together (see Appendix 3). Should this proposal proceed further, the proponent would be
required to provide some additional preliminary analysis showing what could be achieved on
718 Carnarvon Street and how issues such as shadowing, privacy, and other building
proximity considerations would be addressed by their project to ensure that this proposal will
fit with the future development of the adjacent site. Staff would also continue to recommend
that the proponent keep working with the property owner at 718 Carnarvon Street property in
regards to examining opportunities for developing both sites together.
5.4 Off-Street Parking
The proposal does not meet the requirements of the Zoning Bylaw for off-street parking
requirements since they are proposing more than 30% compact parking spaces. Should this
proposal move forward, staff would work with the proponent to explore options for
addressing the off-street parking requirements of the Zoning Bylaw. If the proponent is
unable to meet the off-street parking requirements, then they would need to pursue a
variance which would need to be evaluated by the City’s Transportation Division, and
considered by Council.
6. CONSULTATION
Should the proponent proceed with a formal development application for the site, they would
be required to undertake public engagement as per the City’s process for Special
Development Permit applications consisting of an applicant-led Open House (minimum one
meeting) and presentations to the Downtown Residents’ Association and Downtown
Business Association. Review by the New Westminster Design Panel would also be
required.
7. REVIEW PROCESS
Based on the direction received from the Land Use and Planning Committee, the next steps
would be for staff to continue working with the proponent on the issues noted above and for
the proponent to submit a formal Special Development Permit application submission. As
per the New Westminster Redevelopment Act, all SDPs are reviewed and considered by the
Director of Development Services.
8. INTERDEPARTMENTAL LIAISON
The City has now initiated a project-based team approach for reviewing development
applications. Should the proponent submit a formal Special Development Permit
application, a staff-led project team would then be assigned for reviewing this project
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consisting of staff from the Building, Planning (Development Services), Engineering, and
Parks and Recreation Departments. The Electrical Services Department would also be
included in the process.
9. FEEDBACK FROM LAND USE AND PLANNING COMMITTEE (LUPC)
There are a number of items outlined within this report that staff would like to receive
feedback from the Land Use and Planning Committee, which includes:
1. Does the LUPC have feedback in regards to the existing child care use on the site
(CEFA)?
2. Does the LUPC have feedback in regards to the site constraints/building proximity
issues noted within this report?
3. Does LUPC have feedback on the potential implications of this proposal on the future
development potential of 718 Carnarvon Street?

10. OPTIONS
The following options are offered for consideration of the LUPC:
1. That the Land Use and Planning Committee provide preliminary feedback to staff in
regards to the following issues noted within this report prior to the applicant applying for
a Special Development Permit application, which would be reviewed and considered by
the Director of Development Services:
1. Future of the existing child care use (CEFA) within the Building;
2. Site constraints and building proximity to surrounding buildings (existing and
future potential), and;
3. Development potential of 718 Carnarvon Street
2. That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Option 1.

Agenda Item 37/2017

City of New Westminster

July 10, 2017

ATTACHMENTS
Appendix 1: Location Map - 725 Carnarvon Street
Appendix 2: Preliminary Project Drawings - 725 Carnarvon Street
Appendix 3: Preliminary Development Potential Analysis for 718 Carnarvon Street and
718 and 725 Carnarvon Street Combined

This report has been prepared by:
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Appendix 1
Location Map
725 Carnarvon Street
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Preliminary Project Drawings 725 Carnarvon Street
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SITE LOCATION
725 Carnarvon Street is located in
downtown New Westminster. The site is
bound by Carnarvon street to the south,
Victoria street to the north and is located
mid-block between Lorne Street and
Eight Street. The south edge of the site
has site lines down Begbie Street to the
waterfront.

VICTORIA ST.

EIGHT ST.

Douglas College is located immediately
to the north side of the site, the law courts
to the east, the Plaza 88 commercial
retail complex and the New Westminster
SkyTrain station are located one block to
the west. The site is also within a ten minute
walk from the Columbia SkyTrain station,
the River Market and other downtown
amenities.

CARNARVON ST.

HYACK SQUARE
Aerial view to site from south-east

May 9, 2017

725 Carnarvon Street

BEGBIE ST.

PLAZA 88
NEW WESTMINSTER
SKYTRAIN STATION

3

SITE

LORNE ST.

DOUGLAS COLLEGE

LAW COURTS
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View to site from Begbie Street

SITE ANALYSIS
The 725 Carnarvon Street site consists of steep
grade - from the Carnarvon street edge to the
Victoria street edge is an approximate 25 foot
grade difference, while from east to west an
approximate 4’ grade change across the site.

SITE

The neighbouring site to the east consists of two,
two-storey buildings; the site to the west consists
of a 16-storey residential tower atop a 3-storey
podium.

737 CARNARVON ST.

The site is currently zoned C-4, with a total
permissible FSR of 5.2; with a maximum
permissible residential FSR of 1.2.

View south to Begbie Street - Site Context

View to site looking west down Carnarvon Street

725 Carnarvon St.
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SITE PLAN

VICTORIA STREET
20,091
65' - 11"
87.83'

LORNE STREET

84.94'

40,178

131' - 10"

SITE

737
CARNARVON
ST.

718
CARNARVON
ST.
59.96'

63.87'

EXISTING TOWER

CARNARVON STREET

SCALE 1:500

725 Carnarvon St.
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BUILDING MASSING - DESIGN RATIONALE
The C-4 zoning does not require setbacks for this site; the
proposed building extends to the property line up to the
fourth level, providing a street wall that is consistent with
the existing context and locating commercial use close to
the sidewalk.

VICTORIA STREET
27,427
1,524

16,868

1,524

5' - 0"
84.94'

55' - 4"

5' - 0"

90' - 0"
87.83'

25' - 0"
UNIT SIDE

27,438

25' - 0"
UNIT SIDE
30' - 0"

30' - 0"
UNIT SIDE

35' - 0"
35' - 0"
5,792

19' - 0"

40' - 0"

4,572

UNIT FRONT/REAR

15' - 0"

737
CARNARVON
ST.

UNIT SIDE

UNIT FRONT/REAR

UNIT FRONT/REAR

40' - 0"

63.87'

59.96'

EXISTING TOWER

UNIT FRONT/REAR

718
CARNARVON
ST.

90' - 0"

SITE

LORNE STREET

As recommended by the design guidelines in the Downtown
Community Plan, the building steps back from Carnarvon
Street above the fourth level. It steps back again from
both the Carnarvon Street and Victoria Street edges at
the uppermost level.
Although setbacks are not required, through consultation
with City staff, recommended separation between the
proposed residential use to existing and potential towers
adjacent has been assessed and provided (25’ - 30’
to the side of a unit, 35’ - 40’ to the front or rear of a
unit). Additionally, the placement and orientation of
the residential units is such the units face north or south
where possible. Where this is not possible, the massing is
sculpted further to provide additional north/south outlook.

POTENTIAL FUTURE TOWER

42,643
139' - 11"

CARNARVON STREET

SCALE 1:500

SITE PLAN - BUILDING/TOWER SEPARATION DIAGRAM
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MASSING

SITE
6 STOREYS

6 STOREYS
View West along Carnarvon St.
4 STOREYS
SITE

Perspective view along Carnarvon St.

View East along Carnarvon St.

6 STOREYS

6 STOREYS
4 STOREYS
Legend

View West along Victoria St.
6 STOREYS

Commercial
Residential
Parking

Aerial view over Carnarvon St. and Lorne St.

View East along Victoria St.

725 Carnarvon St.
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DEVELOPMENT STATISTICS
MIXED USE COMMERCIAL + RESIDENTIAL (STRATA)
6 STORIES \ 5 LEVELS OF PARKING

SiteInformation
Address:
GrossSiteArea:
Zoning
ZoningClassification
FARpermissible:
MaxresidentialFARpermissible
MaxSiteCoverage

SUMMARY:
5 levels of parking - 47 parking stalls
6 stories at Carnarvon St., 6 stories at
Victoria St.
Commercial/Ofﬁce area apx. 38,245 sf
Residential area apx. 6,990 sf
6 residential units
5.2 FSR
NOTES/ASSUMPTIONS:
Compact parking stall ratio 30%
Non-combustible construction and cladding.

HeightLimit:
SetbackRequired**:
Front
Side
Rear
OCP/DCP
Height
DevelopmentStatistics
GrossFloorArea:
ParkingP5
ParkingP4
ParkingP3/Level1
Commercial
ResidentialLobby
ParkingP2/Mezzanine
Commercial/Office
ParkingP1/Level2
Commercial/Office
ParkingP0
Level3ͲCommercial/Office
Service
Level4ͲCommercial/Office
Service
Level5ͲCommercial/Office
Service
Level6ͲCommercial/Office
Service
Level7ͲResidential
Service
Roof/EMR
Total
ResidentialArea
Commercial/OfficeArea
TotalResidentialFSR
TotalFSR
Apx.ProposedHeight
Apx.#ofUnits
Apx.#ofParkingStalls
OpenSpace
Required
(Min.10%GrossResidentialArea)
Level5RoofDeck(Office)
Level7RoofDeck(Residential)

725CarnarvonStreet,NewWestminster,BC
SF
m2
8,691
807.4
SF
m2
CͲ4
5.2
45,193
4,198.6
1.2
10,429
968.9
None
feet
m
120
36.58
None
None
None

Parking
Density/Height
Bonus

May 9, 2017

725 Carnarvon Street

Bachelor/1Ͳbedunits
2Ͳbed/3Ͳbedunits(30min%)
TotalUnits
Visitors

3
3
6

5.2FSR*

Aream2
3553

Commercial/Office
240ft/73.15m*

None
None
None

45,230
6,985.8
38,244.1
0.8
5.20
88'
6
47

37,845.9

SF
698.6

m2
64.9

968.8
1,237.8

90
115

m2

Exempted(m2)
798
798
538

147
113
538
185
538
261
244
788

SubTotal

1
1.35

3.0
4.1
7.1
0.6

0.1
#/Aream2
1per72

49.3
59.0

1forevery15spaces
1forevery25spaces
0forfirst278.8
1fornext1393.5
1pernext2,322.5

Permitted
30Stories
Commercial/ResidentialOption
SF
ExemptedArea(SF)
8589.6
8589.6
5791.0
1582.3
1216.3
5791.0
1991.3
5791.0
2809.4
2626.4
8482.0
107.6
8482.0
107.6
7448.6
107.6
7448.6
107.6
5769.5
43.1
193.8

#/Unit

TOTALREQUIRED
DisabledͲResidential
DisabledͲCommercial
Loading

ParkingDeductions:
RapidTransitproximityͲ(totalrequiredstallsreducedby5%)

1.0
1.0
0.0
1.0
1.0

2.9

PotentialParkingDeductionsthroughIncentives
Stallsprovided
CarShare*
Sharedparking**
Shower/lockersCyclists
24hrPayParking(commercialstallsreducedby3%)
ElectricalPlugins***(commercialstallsreducedby3%)
TotalPotentialDeductionsthroughincentives
Maximumdeductionsthroughincentives=30%
TOTALAPX.PARKINGREQUIREDAFTERPOTENTIALDEDUCTIONS

5%ofNonͲresidential

0.7
7.1
2.5
1.5
1.5
19
18
41

10
788

ParkingNotes:

10
692

30%Maximumcanbesmallcar

* Reductionof5stallsforevery1carsharestallprovidedforresidential.
10

692
10

Uptoamaximumof10%theparkingrequiredmaybedeductedforcarshare.(150.74)

** Estimatedreduction,assumingshareduseswithdifferingpeakdemands;requiringasupportingstudybyaTrafficConsultant
*** 10%ofcommercialstallsmustbeelectricalplugins

536
4
18
4,202
649.0
3,553.0
0.8
5.20

Notes:
*BonusDensity/Heightbasedonmonetarycontributions.
Securedlongtermrentalresidentialexemptfrompaymentsreq'd.
AZoningAmendmentwouldberequired(Througharezoningprocess).
**NosetbacksarerequiredperCͲ4zoning.SetbacksfromadjacenttowersasrecommendedbyCitystaff.
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BylawRequirements
NumberofUnits

Bicycle
ResidentialͲlongterm
ResidentialͲShortTerm

#/Units
1.25
6spacesfor20unitsormore

3,516
CommercialͲlongterm
CommercialͲshortterm
TOTAL

#/Aream2
1per750m2
6permin.2000m2

8
0
4.7
6
19

FLOOR PLANS
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20,091

19,916
65' - 4"

SERVICE
UP DN 11.89 m²
127.94 SF

UP DN

19,916
65' - 4"

UP DN

UP DN

PARKING ENTRY

UP
LOADING

6,100
20' - 0"

22' - 0"

6,700
6,782

22' - 3"

15%
(-1005.9)

PARKING
537.50 m²
5785.65 SF

15%
(-1005.9)

15%
(-1005.9)

15%
(-1005.9)

PARKING
537.61 m²
5786.76 SF

6,706
7,637

PARKING P3/LEVEL 1

12' - 6"

3,805

PARKING P4

COMMERCIAL
260.60 m²
2805.12 SF

25' - 0 1/2"

MEZZANINE
COMMERCIAL
184.82 m²
1989.38 SF

LOBBY
113.34 m²
1220.01 SF

COMMERCIAL
147.36 m²
1586.21 SF

UP

22' - 0"

UP DN

34' - 7"

47' - 0 1/2"

10,537

PARKING P5

SERVICE
56.81 m²
611.45 SF

BICYCLES
40.54 m²
436.35 SF

PARKING BELOW

5%
(-360.4)

UP DN

UP DN

14,342

STORAGE
57.19 m²
615.58 SF

SERVICE
169.06 m²
1819.71 SF

29' - 3"

15%
(-1005.9)

5%
(-360.4)

17' - 9 1/2"

UP DN
DN

6,700

6,700

5%
(-360.4)

22' - 0"

40,078

5%
(-360.4)

UP
UP DN

PARKING P2/MEZZANINE

6,338

7,285

6,293

20' - 9 1/2"

23' - 11"

20' - 8"

PARKING P1/LEVEL 2

PARKING P0

19,916
19,916
65' - 4"

19,916

1,524

65' - 4"

65' - 4"

5' - 0"
1,524

19,916
65' - 4"

18,392

1,524

60' - 4"

5' - 0"

5' - 0"

19,916
65' - 4"

DN

SERVICE
11.05 m²
118.95 SF

SERVICE
10.23 m²
110.17 SF

SERVICE
4.11 m²
44.29 SF

CIRCULATION
18.39 m²
198.00 SF

7,285

6,370

23' - 11"

20' - 11"

LEVEL 4

LEVEL 5

LEVEL 6

30' - 6 1/2"

9,307
6,700

22' - 0"

ROOF

EMR/

5,792

19' - 0"

4,572

4,572

14' - 10"

4,521
6,262
20' - 6 1/2"

ROOF DECK
90.05 m²
969.24 SF

1 BR
57.33 m²
617.13 SF

SERVICE
18.39 m²
198.00 SF

CIRCULATION
18.39 m²
198.00 SF

CIRCULATION
34
18 m²

CIRCULATION
31
18 m²

15' - 0"

CIRCULATION
26
127 m²

STUDIO
43.09 m²
463.86 SF

4,712

3 BR
107.05 m²
1152.23 SF

15' - 5 1/2"

35,557

116' - 8"

UP DN

UP DN

LEVEL 3

CIRCULATION
61.57 m²
662.71 SF

OFFICE
652.05 m²
7018.61 SF

7,522

SERVICE
10.23 m²
110.17 SF

SERVICE
10.10 m²
108.75 SF

1 BR
56.63 m²
609.60 SF

24' - 8"

11,477

UP DN

CIRCULATION
36
27 m²

OFFICE
32
653 m²

16,764

UP DN

CIRCULATION
33
27 m²

OFFICE
29
743 m²

3 BR
105.87 m²
1139.52 SF

DN

55' - 0"

40,078

OFFICE
28
661 m²

UP

35,557

CIRCULATION
30
27 m²

2 BR
85.33 m²
918.48 SF

DN UP

DN UP

116' - 8"

DN UP

131' - 6"

40,078

131' - 6"

UP

37' - 8"

UP

15' - 0"

5,427

15%
(-1005.9)

15%
(-1005.9)

131' - 6"

131' - 10"

PARKING
631.79 m²
6800.56 SF

PARKING
537.61 m²
5786.76 SF

5%
(-360.4)

8,915

40,182

15%
(-1005.9)

15%
(-1005.9)

PARKING
620.62 m²
6680.33 SF

GARBAGE/RECYCLING

6,100
20' - 0"

22' - 0"

5%
(-265)

PARKING
25
244 m²

5%
(-360.4)

5%
(-360.4)

25,736

6,106
20' - 0 1/2"

5%
(-360.4)

84' - 5"

6,100
20' - 0"

19,036

5%
(-360.4)

62' - 5 1/2"

5%
(-665.4)

22' - 0"

6,700

12,254

SERVICE
UP DN11.59 m²
124.71 SF

19,916
65' - 4"

40' - 2 1/2"

19,916
65' - 4"

5,554

19,916
65' - 4"

18' - 2 1/2"

5,554

18' - 2 1/2"

65' - 11"

1,524

ROOF DECK
114.96 m²
1237.43 SF

5' - 0"

SETBACK LINES
(SEE SITE PLAN)

LEVEL 7

725 Carnarvon St.

ROOF
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DESIGN RATIONALE & STRATEGIES
The overall intent of the proposed massing is to provide
animated facades at the Carnarvon and Victoria
street edges, while providing sensitive consideration of
adjacencies to the east and west edges of the site.
The north and south facades will be characterized by a
high proportion of glazing in order to maximize access
to light, air and views. The east and west facades will
be characterized by a smaller amount of strategically
located openings so as to provide access to light and
air, while being sensitive to overlook and privacy.

Design Strategy Precedent Examples

725 Carnarvon St.

May 9, 2017
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PROPENSITY ANALYSIS: POTENTIAL FUTURE DEVELOPMENT AT 718 CARNARVON STREET
This study analyses a potential future development at 718 Carnarvon Street, in relation to the proposed development at 725 Carnarvon
Street.

DEVELOPMENT SCENARIO SUMMARY:
718 CARNARVON ST.

7 storey tower on 3 storey podium
5.2 FSR
Tower ﬂoorplate apx. 7,200 sf
Building separation to 725 Carnarvon apx. 60’
Separation to existing tower at:
737 Carnarvon Street - apx. 159’
730 Carnarvon St. - apx. 89’

737
CARNARVON
ST.

Perspective view north-west to site from Begbie

SITE

730
CARNARVON
ST.

Perspective view north uphill to site

Perspective view north-west to site

Legend

Potential Future Development at 718 Carnarvon St.
Commercial/Ofﬁce (725 Carnarvon St.)

SITE

718
CARNARVON ST.

Residential (725 Carnarvon St.)

Overhead view to site
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PROPENSITY ANALYSIS: POTENTIAL FUTURE DEVELOPMENT AT 718 CARNARVON STREET
718 CARNARVON ST.

DEVELOPMENT SCENARIO SUMMARY:
7 storey tower on 3 storey podium
5.2 FSR
Tower ﬂoorplate apx. 7,200 sf
Building separation to 725 Carnarvon apx. 60’

737
CARNARVON
ST.
SITE

730
CARNARVON
ST.

View north-east along Carnarvon St.

Separation to existing tower at:
737 Carnarvon Street - apx. 159’
730 Carnarvon St. - apx. 89’

View north-west to site from Begbie

Perspective view north-west to site

Legend

Potential Future Development at 718 Carnarvon St.
Commercial/Ofﬁce (725 Carnarvon St.)
Residential (725 Carnarvon St.)

View from Douglas College south-east to the Fraser River

Overhead view to site

725 Carnarvon St.
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Appendix 3
Preliminary Development Potential Analysis
for 718 Carnarvon Street and 718 & 725
Carnarvon Street Combined

1. Preliminary Development Potential Analysis for 718 Carnarvon Street
Based on a preliminary analysis, the following density could potentially be achieved on 718
Carnarvon Street under a Density Bonus Phase 2 scenario with a 0.2 Commercial FSR with
both a 752.51 sq.m. (8,100 sq.ft.) and 594.58 sq.m. (6,400 sq.ft.) scenario:
718 Carnarvon Street:
5.0 FSR Residential Floor
Area
8,076.53 sq.m. (86,935 sq.ft.)

Storeys at 752.51 sq.m.
(8,100 sq. ft.) floorplate
10 - 11

Storeys at 594.58 sq.m.
(6400 sq. ft.) floorplate
13 - 14

As noted on the proponent’s preliminary drawing submission (see Appendix 2 of LUPC
Report), they believe that a future tower could still be sited on 718 Carnarvon Street with a
floorplate of 753 sq.m. (8,100 sq.ft.) while maintaining a building separation distance of
12.19 metres (40 feet) from the shared property line. Based on the analysis table above, it is
expected that this would yield a project with a height of 10 – 14 storeys depending on the
size of the tower floorplate.
Given the significant cost of concrete construction, towers fewer than 18 storeys are fairly
uncommon in recent market conditions.
2. Preliminary Development Potential Analysis for 718 and 725 Carnarvon Street (both
parcels combined as one project)
Based on preliminary staff analysis (see table below), it would take a consolidation of both
718 and 725 Carnarvon to achieve a project with 18 storeys under a Density Bonus Phase 2
scenario which staff feel would be a more suitable project. Staff feels that the above-noted
analysis demonstrates why both properties should be developed together.
Combined Sites (725 and 718 Carnarvon Street):
5.0 FSR Residential Floor
Storeys at 752.51 sq.m.
Area
(8,100 sq. ft.) floorplate
12,113.63 sq.m. (30,390 sq.ft.) 16 - 17

Storeys at 594.58 sq.m.
(6,400 sq. ft.) floorplate
20 - 21

6.

REPORT
Development Services
To:

Land Use and Planning Committee

Date:

7/10/2017

From:

Jackie Teed
Acting Director of Development
Services

File:

OCP00020
REZ00136

Item #:

40/2017

Subject:

41 and 175 Duncan Street: Official Community Plan Amendment and
Rezoning - Preliminary Report

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

EXECUTIVE SUMMARY
An application has been received to allow the construction of a 173 unit townhouse
development at 41 and 175 Duncan Street. The site is currently zoned to allow 48
townhouses and 425 apartment units, so the proposal represents a significant reduction in
density on the site.
As part of this proposal, the applicant proposes to dedicate to the City of New Westminster a
5,575 square foot (517.9 square metre) site for use as a child care. The applicant would
construct the shell of a two storey 2,600 square foot building on the child care site. The child
care site is adjacent to the perimeter trail and the North Arm of the Fraser River. The
applicant proposes to provide the child care amenity and a reduction in density on the site in
exchange for the change in designation of a portion of the land.

City of New Westminster

July 10, 2017
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The site would be remediated and the perimeter dyke would be upgraded to current
standards. The City’s perimeter walkway would be extended and dedicated to the City. The
foreshore area will see a demolition of existing structures and, a rehabilitation of the
shoreline.
The application requires two amendments to the Official Community Plan to allow
residential development in an area currently designated as (ME) Mixed Employment, and in
another area a change to Parks/Community Facilities is required to allow the child care in a
location currently designated for a residential use.
The rezoning application would see the zoning change from Heavy Industrial Districts
(M-2), Comprehensive Development Districts (Duncan Street Townhouse) (CD – 42) and
Comprehensive Development Districts (Duncan Street Apartment) (CD – 43) to
Queensborough Townhouse Districts (RT-3) and Parks District (P-10).
Staff recommend that the application be considered in its current form using a consultation
process outlined in this report.
1.0

PURPOSE

This application would permit the residential development to include a child care use instead
of mixed employment. The purpose of this report is to seek a Land Use and Planning
Committee recommendation to proceed with the next steps in processing this application.
2.0

POLICY AND REGULATIONS

2.1

Queensborough Community Plan Land Use Designation

The majority of the site is designated (RM) Residential – Medium Density in the
Queensborough Community Plan. The Plan describes this designation as:
(RM) Residential – Medium Density – this area will include medium density multifamily residential uses such as rowhouses, townhouses, and low-rises. Depending on
the provision of public amenities, a density bonus may be provided in order to reach
the upper limits of density in this area.
A 23,961square foot (2,226 square metre) section of the site is designated as (ME) Mixed
Employment in the Queensborough Community Plan. The Plan describes this designation
as:
(ME) Mixed Employment – this area will include light industrial, office, high tech
and business park uses. The residential uses permitted must be ancillary to the
business on these properties (i.e. caretaker units).
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Queensborough Community Plan Development Permit Area Designations

The portion of the site that is designated as (RM) Residential – Medium Density is
designated as part of Residential Development Permit Area #3 East Queensborough. The
Queensborough Community Plan defines this designation as:
The East Queensborough multi-family areas, identified as Development Permit Area
#3 are designated in order to create a transition between industrial uses and adjacent
residential neighbourhoods. This area will contain medium density, multi-family
residential uses. This Development Permit Area encourages best practices for
promoting water and energy conservation and reducing greenhouse gas Emissions. It
also establishes guidelines for the form and character of multi-family residential
development.
The portion of the site that is designated as (ME) Mixed Employment is designated as part
of Industrial and Mixed Employment Development Permit Area # 2 Queensborough
Light Industrial and Mixed Employment. The Queensborough Community Plan defines
this designation as:
The Queensborough Light Industrial and Mixed Employment industrial areas,
identified as Development Permit Area #2 are designated in order to provide areas of
light and “ultralight” industrial and commercial land use as a transition between
heavier industrial areas and residential areas. Mixed Employment areas will include
light industrial, office and other related employment uses. The only residential
development permitted is that which is ancillary to businesses (i.e. caretaker suites) on
these properties. Retail is not permitted unless it is ancillary to another permitted use.
Light Industrial areas will include light industrial uses. This Development Permit
Area encourages best practices for promoting water and energy conservation and
reducing greenhouse gas emissions. It also establishes guidelines for the form and
character of industrial and commercial development.
The site is also designated as part of Natural Hazard Development Permit Area #1 –
Flood Hazard.
2.3

Zoning Bylaw

The site is currently zoned Heavy Industrial Districts (M – 2), Comprehensive Development
Districts (Duncan Street Townhouse) (CD – 42) and Comprehensive Development Districts
(Duncan Street Apartment) (CD – 43). The portion of the site zoned industrial could have a
significant industrial use. The portion of the site currently zoned residential would allow a
project with 48 townhouses and 425 apartment units. The project proposed in this application
would not comply with the current zoning as a large area zoned for apartment units is now
proposed for townhouse units.
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To the north of the site is the Fraser River and a small piece of pro perty owned by Port
Metro Vancouver. To the east is the first phase of the Port Royal development, with an
established compact lot neighbourhood.
Immediately to the south of the site is a rail line that has a very low rate of use. Beyond the
rail line, across Duncan Street, is a low intensity light industrial area that will transition into
a ground oriented residential area with some commercial services.
To the west is a site owned by Port Metro Vancouver that is zoned Heavy Industrial Districts
(M-2) and used for industrial purposes. A majority of the Port site is occupied by large
floorplate buildings with manufacturing and transportation uses in the buildings. The area of
the Port site adjacent to the subject site was most recently used as an open transshipment
area. The area is currently vacant.
3.2

Site Constraints

The site is located in the Queensborough community and is thus subject to flood plain
constraints on the amount of floor space at grade and the use of that floor space. The site has
an elevation of around 9.8 feet (3 metres) Geodetic Survey of Canada (GSC) and is located
within the Fraser River Flood Plain. The site is subject to regulations that limit the
development at grade for each unit to 452 square feet (42 square metres) for automo bile
parking and 118 square feet (11 square metres) for an entry area. No storage or habitable
floor space is allowed at grade within the Flood Plain. The underside of the floor system for
the habitable space must be clear of 13.78 feet (4.2 metres) Geodetic Survey of Canada
(GSC).
The subject site must be preloaded to stabilize the soil and the final elevation of the site will
be raised. The northern portion of the site will have a base elevation above the flood plain
elevation so that residential floor space will be allowed at grade. The southern portion of the
site will have a base elevation below the flood plain elevation and therefore no residential
floor space or storage will be allowed in the units in this area.
The site to the west that is owned by Port Metro Vancouver is zoned for an industrial use and
when occupied once again in the future, could generate adjacency issues.
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Project Description

The applicant proposes to construct 173 townhouse units. The unit breakdown for the project
is shown in the following chart:
Type of Unit

Number

Unit Size

Parking

4 Bedroom

40

4 Bedroom

24

4 Bedroom

14

2 Bedroom

59

2 spaces – side by
side
2 spaces – side by
side
2 spaces – side by
side
2 spaces - tandem

2 Bedroom

36

1,588 square feet
(147.5 square metres)
1,628 square feet
(151.24 square metres)
1,797 square feet
(166.9 square metres)
1,248 square feet
(115.9 square metres)
1,277 square feet
(118.6 square metres)

2 spaces - tandem

As part of this proposal, the applicant proposes to dedicate to the City of New Westminster a
5,575 square foot (517.9 square metre) site at the intersection of the entrance driveway to the
project and Furness Street for use as a child care. The applicant would construct the shell of a
two storey 2,600 square foot building on the child care site. The child care site is adjacent to
the perimeter trail and the North Arm of the Fraser River.
As part of this application, the site would be remediated and the perimeter dyke would be
upgraded and in one area relocated. The City’s perimeter walkway would be extended and
dedicated to the City. The foreshore area will see a demolition of existing structures and
rehabilitation of the shoreline.
3.4

Project Statistics

The project statistics are shown in the following table:
Site Area:

344,511 square feet (32,017.8 square metres)
7.91 acres (3.2 hectares)
Proposed Zoning:
Queensborough Townhouse Districts (RT-3)
Floor Space Ratio:
0.72
Site coverage:
31.3 %
Height:
34.5 feet (10.5 meters)
Front Yard: Furness Street 11.5 feet (3.5 metres)
Rear Yard: West
26.9 – 50.0 feet (8.2 – 15.24 metres)
Side Yard: Duncan Street 27.9 feet (8.5 metres)
Side Yard: Fraser River – 24.5 feet (7.5 metres)
Dyke Reserve
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Previous Applications on This Site

In 2013, Council approved a rezoning application for the site which allowed 48 townhouse
units with a maximum floor space ratio of 0.90 and 425 apartment units with a maximum
floor space ratio of 1.50, while retaining a 23,961 square foot (2,226 square metre) portion of
the site under Heavy Industrial Districts (M-2) zoning.
A portion of the site was retained in the Heavy Industrial zoning for two purposes. The first
purpose was to allow for a future business opportunity which would replace the 25 full time
jobs that were on the site at the time of the rezoning and to provide a partial separation from
the Port Metro property to the west. One of the reasons for consideration of the 2013
application was that the first phase of the Port Royal development, across Furness Street, had
been constructed without a buffer to the west as the community plan anticipated a change in
land use on the subject site to residential, so no buffer was required at the time of
development.
The development at 41 and 175 Duncan Street would be constructed knowing that the land
use to the west would stay industrial and therefore provide its own buffer to the industrial
use.
4.0

DISCUSSION

4.1

Queensborough Community Plan Considerations

The proposed changes to the Land Use Designation of the site are:
1. Allow residential development in the south west corner of the site by changing the
land use designation from (ME) Mixed Employment to (RM) Residential Medium
Density, and by adding this area to Residential Development Permit Area #3 East
Queensborough.
2. Allow the child care in the north east corner of the site by changing the land use
designation from (RM) Residential Medium Density to Park – Community
Facilities and by removing this area from Residential Development Permit Area #3
East Queensborough.
In the previous application to rezone this site, the zoning of the 0.55 acre portion of the
property in the south west corner was left in the existing Heavy Industrial (M-2) zone and the
subsequent Queensborough Community Plan designated the area for Mixed Employment.
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Zoning Considerations

Regarding the portions of the site zoned for residential use, the current comprehensive
development zoning of the site is tailored to the previously proposed project and is not
consistent with the current proposal. The current zoning would only permit a few of the units
proposed along the river front. The Light Industrial zoning within the area designated for
Mixed Employment would not allow the townhouses proposed for the area.
The project has a density of 21.9 units per acre (50.05 units per hectare) and a floor space
ratio of 0.64. The project would be more consistent with the existing (RT-3) Queensborough
Townhouse zoning schedule although the floor space ratio proposed in this application is
significantly below the maximum allowed in that zone. Given this, the use of a
Comprehensive Development Zone that includes the site plan may be considered as the
project proceeds through the review process.
4.3

Child care

As part of this proposal, the applicant would dedicate land and construct the shell of a child
care building. This part of the site would be zoned to allow institutional uses including a
child care. The land and the building would be owned by the City and leased to a child care
provider. The City or a daycare provider would need to finish the building.
The size of the child care building provided would allow a child care of between 25 and 37
spaces, possibly including up to 12 infant/toddler (0-36 month) spaces. Regarding staffing,
such a child care would create between five and eight full-time equivalent positions.
The lack of child care is becoming a major issue in the Queensborough neighbourhood.
Currently, there are no group infant/toddler (0 to 36 months) spaces and only limited group
three to five (30 months to school age) spaces. There is also significant population growth
occurring in this neighbourhood, with the majority of new housing units having three or
more bedrooms, which typically yields larger numbers of children aged 0 to 12 years.
4.4

Site Plan and Architectural Issues

There are three significant items in the site plan presented that require review. The first is the
location of the dyke. This is currently under review with Port Metro Vancouver and City
staff. Staff will work with the applicant to incorporate feedback from the Port.
The second issue is the location of the driveway access to Duncan Street. The driveway in
the proposed site plan is located where a current driveway exists. This creates an offset from
Mercer Street. A covenant registered on the title of the property as part of the previous
rezoning application on this site identifies that it is the responsibility of the property owner to
provide whistle cessation measures should a driveway crossing from the property across the
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railway tracks to Duncan Street generate a requirement for signalization. Staff would review
the proposal and work with the applicant to incorporate feedback.
The third issue is that the current unit mix generates a high number of units with tandem
parking spaces. Staff would work with the applicant to reduce the number of tandem parking
spaces proposed. Staff would also working with the applicant to provide an architectural
design that provides for variety of designs across the site.
5.0

PROCESS

The next steps in the application review process would be:
1. Land Use and Planning Committee recommendation to initiate the processing of this
application.
2. The application is reviewed by all City Departments.
3. Council consideration of a report on consultation requirements for the Queensborough
Community Plan amendment as required by Sections 475 and 476 (formally sections
879 and 881) of the Local Government Act.
4. The project design is considered by the New Westminster Design Panel.
5. The applicant will hold a Public Open House and consult with the Queensborough
Residents’ Association.
6. The Advisory Planning Commission will consider the application.
7. LUPC consideration of the application.
8. LUPC recommendation to Council.
9. Council consideration of the Official Community Plan Amendment and Zoning
Amendment Bylaws.
6.0

OPTIONS

There are three options for LUPC’s consideration; they are:
1. That the Land Use and Planning Committee recommend that staff process this Official
Community Plan Amendment and the Rezoning Application as outlined in the process
section of this report and that this report be forwarded to Council for information.
2. That the Land Use and Planning Committee recommend to Council that staff be
directed to process this Official Community Plan Amendment and the Rezoning
Application as outlined in the process section of this report.
3. That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Option 1.

Agenda Item 40/2017

City of New Westminster

July 10, 2017

ATTACHMENTS
Attachment 1: Location Map
Attachment 2: Project Plans
Attachment 3: DP Area

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

Jackie Teed
Acting Director of Development
Services

Agenda Item 40/2017

9

Attachment 1
Location Map

Attachment 2
Project Plans

PRESENTATION
OUTLINE

SECTION 1 | Site Concept
1.1 Queensborough Community Plan Land Use
1.2 Zoning Designation
1.3 Illustrative Concept Plan

SECTION 2 | Architecture Concept
2.1 Architectural Precedent Images
2.2 Renderings

SECTION 1
SITE CONCEPT

CURRENT COMMUNITY PLAN DESIGNATION

Poplar
Island

SECTION 1 | Site Concept

CURRENT ZONING DESIGNATION

Poplar
Island

ZONING DESIGNATIONS

Industrial Districts

SECTION 1 | Site Concept

SECTION 2
ARCHITECTURE
CONCEPT

PRECEDENT IMAGES

VERTICAL WINDOW
PROPORTIONS

GABLE ROOF

MID-BLOCK VARIATION
SHED DORMER

GREAT PORCH ENTRY
EXPERIENCE

GREAT PORCH ENTRY
EXPERIENCE

SECTION 2 | Architecture Concept

TOWNHOME 15’ WIDE ELEVATION

DUNCAN + FURNESS ELEVATION | Front

STRATA LANE ELEVATION | Back

SECTION 2 | Architecture Concept

TOWNHOME 20’ WIDE ELEVATION

GREENWAY ELEVATION

STRATA LANE ELEVATION

SECTION 2 | Architecture Concept

DUPLEX ELEVATION

DYKE ELEVATION

STRATA STREET ELEVATION

SECTION 2 | Architecture Concept

PERSPECTIVE

VIEW FROM RIVERFRONT DYKE

VIEW FROM RIVERFRONT DYKE

SECTION 2 | Architecture Concept

PERSPECTIVE

VIEW FROM RIVERFRONT STRATA STREET

VIEW FROM FURNESS STREET

SECTION 2 | Architecture Concept

PERSPECTIVE

DUNCAN STREETSCAPE ELEVATION

VIEW FROM DUNCAN STREET ENTRANCE

SECTION 2 | Architecture Concept

Attachment 3
Development Permit
Areas

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

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

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

7.

REPORT
Development Services
To:

Land Use and Planning Committee

Date:

7/10/2017

From:

Jackie Teed
Acting Director of Development
Services

File:

OCP00021
REZ00138

Item #:

39/2017

Subject:

420 Boyne Street (Animal Shelter): Development Permit Application Preliminary Report

RECOMMENDATION
THAT the Land Use and Planning Committee direct staff to process this applicati on
as outlined in this report.

1. PURPOSE
The City of New Westminster proposes to amend the Official Community Plan Land Use
Designation and Development Permit Area designation and rezone the site at 420 Boyne
Street for an Animal Shelter and offices for the City’s Towing Service. The purpose of this
report is to seek a resolution from the Land Use and Planning Committee to process this
application.
2. POLICY AND REGULATIONS
2.1 Official Community Plan Land Use Designation
The site is designated (HI) – Heavy Industrial in the Official Community Plan. The Plan
describes this designation as:
(HI) Heavy Industrial – This area will include heavy industrial uses including those
industrial uses that are dependent on waterfront access.
The Animal Shelter and offices for the Towing Service do not conform to this designation.
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2.2 Official Community Plan Development Permit Area Designation
The site is designated as part of Industrial and Mixed Employment Development Permit
Area #1 Queensborough Heavy Industrial . The purpose of this Development Permit Area
is:
The Queensborough Heavy Industrial area, identified as Development Permit Area #1
[see Map C], is designated to provide an opportunity for continued intensive industrial
development which, in some cases, could include a waterfront focus. This
Development Permit Area encourages the best practices for promoting water and
energy conservation and reducing greenhouse gas emissions. It also establishes
guidelines for the form and character of industrial development.
The project does not conform to the requirements of this Development Permit Area.
This site is also designated as part of Natural Hazards Development Permit Area # 1 –
Flood Hazard. The purpose of this Development Permit area is to provide:
Guidelines for this development permit area are intended to minimize the potential for
loss of life and property damage in the event of flooding of the Fraser River, while
allowing for the continued use of industrial lands to provide employment and the
continued renewal and development of an historic New Westminster neighbourhood.
The Development Permit Area does not set standards for commercial, industrial or
institutional land uses. The Animal Shelter and the offices associated with the shelter and the
Towing Service are considered to be a mix of commercial/light industrial/institutional and is
thus not subject to the requirements of the Natural Hazards Development Permit Area # 1 –
Flood Hazard Development Permit Area.
2.3 Zoning Bylaw
The site is zoned Heavy Industrial Districts (M-2). Neither the Animal Shelter nor the
Towing Services offices and yard are permitted under the existing zoning. A rezoning of the
site is required.
3. BACKGROUND
3.1 Site Characteristics and Context
The site has frontage on Wood Street and Boyne Street. The property to the north is owned
by the City of New Westminster and is currently vacant. The City of New Westminster owns
19 full lots and two partial lots in this area. Three privately owned lots are also located here.
The lots face Wood Street and Boyne Street with a lane separating the properties. To the
south are railway tracks and some light industrial uses with the Queensborough residential
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area across Boyd Street. To the east are some light industrial uses. To the west are the
Queensborough Bridge and the area under the bridge to be used as the City towing
compound with the ICBC site adjacent to the west.
The proposed project is located at the southern edge of the properties adjacent to the railway.
The project would occupy the two southern partial lots plus the six full size lots adjacent to
the north. In order to create a contiguous site, the lane that separates the lots would need to
be closed and consolidated with the existing lots to form a building site.
3.2 Project Description
The proposal is to construct a new building at 420 Boyne Street with 6,900 square feet (6 41
square metres) of total floor space for the Animal Shelter and the offices for the Towing
Service. The yard for the Towing Service will be developed under the Queensborough
Bridge. The towing yard would be accessed from Wood Street. See the conceptual drawings
attached.
Vehicular access to the site will be from Boyne Street. Boyne Street is being used for the
access for two reasons. The first is to take advantage of the existing infrastructure on Boyne
Street. The second is to stay away from the environmental setback area associated with the
waterway on the west side of Wood Street. The front doors to the Towing and Animal
Services offices will be near the Wood Street frontage of the site. There is a greenway
identified for Wood Street and the building is located on the site to provide a presence
toward the greenway.
3.3 Project Statistics
Site Area: Building Site
Site Area: Towing Yard
Existing Zoning:
Proposed Floor Space
Ratio:
Proposed Site coverage:
Proposed Height:

50,072 square feet (4,651 square metres)
214,307 square feet (19,910 square metres)
Heavy Industrial Districts (M-2)
0.14
13.7 %
15 feet (4.5 meters)

4. DISCUSSION
4.1 Queensborough Community Plan Considerations
The proposal is to change the Land Use Designation to (LI) – Light Industrial in the
Official Community Plan. The Plan describes this designation as:
(LI) Light Industrial – This area will include light industrial uses.
Agenda Item 39/2017
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This designation is appropriate as the animal shelter use is mostly contained in a building
with some outdoor uses. The adjacency to residential uses is appropriate with the use mostly
contained in a building.
The change in the land use designation necessitates a change to the Development Permit
Area designation. It is proposed to designate the site as part of Industrial and Mixed
Employment Development Permit Area #2 Queensborough Light Industrial and Mixed
Employment. The purpose of this Development Permit Area is:
The Queensborough Light Industrial and Mixed Employment industrial areas,
identified as Development Permit Area #2 [see Map C], are designated in order to
provide areas of light and “ultralight” industrial and commercial land use as a
transition between heavier industrial areas and residential areas.
4.2 Zoning Considerations
The current Zoning Bylaw has institutional zones which would allow the municipal facilities;
however those zones also allow a wider range of uses than what is proposed in this project. It
is proposed to use a Comprehensive Development zoning schedule that would limit the uses
to those proposed in this application.
5. PROCESS
1. Land Use and Planning Committee (LUPC) recommendation to initiate the processing
of this application. July 10
2. The application is reviewed by all City Departments. Underway
3. Council consideration of a report on consultation requirements for the Queensborough
Community Plan amendment as required by Sections 475 and 476 (formally sections
879 and 881) of the Local Government Act. August 28
4. The project design is considered by the New Westminster Design Panel. August 22
5. The City’s consultants will consult with the Queensborough Residents’ Association
and hold a Public Open House. September (date TBD by RA)
6. The Advisory Planning Commission will consider the application. September 19
7. Council consideration of First and Second reading of the Official Community Plan
Amendment, Zoning Amendment Bylaws. October 6
8. Council consideration at a Public Hearing of the Official Community Plan
Amendment, Zoning Amendment Bylaw and Road Closure Bylaws. – Public
Hearing on October 30, if Section 475/476 consultation is complete or November
27, if required.

Agenda Item 39/2017

City of New Westminster

July 10, 2017

6. OPTIONS
There are two options for consideration; they are:
1. That the Land Use and Planning Committee direct staff to process the application as
outlined in this report.
2. That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Option 1.

ATTACHMENTS
Attachment 1: Location Map
Attachment 2: Project Plans
Attachment 3: Development Permit Area

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

Jackie Teed
Acting Director of Development
Services
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Room Schedule
Actual Area Required AREA

1

9.29 m2
9.29 m2
11.15 m2
9.29 m2
7.43 m2 MIN
9.29 m2
13.93 m2
-

11.15 m2
OUTSIDE NEAR
LOADING

DOGS
ADOPT
ADOPT
ADOPT
ADOPT
ADOPT
ADOPT
ADOPT
STRAY
STRAY
STRAY
STRAY
STRAY
LONG TERM
LONG TERM
SICK
DOG WASH
DOG RUN- ARTIFICIAL TURF
DOG RUN- ARTIFICIAL TURF
DOG RUN- ARTIFICIAL TURF
COVERED DOG RUN (EXPANSION AREA)
ADOPTION DOG CORRIDOR
MEET & GREET
COVERED DOG RUN (EXPANSION AREA)

4.8 m²
4.8 m²
4.8 m²
4.8 m²
4.8 m²
4.8 m²
4.8 m²
3.9 m²
3.9 m²
3.9 m²
3.9 m²
3.9 m²
7.5 m²
7.5 m²
3.6 m²
11.2 m²
74.0 m²
74.0 m²
74.0 m²
35.3 m²
25.2 m²
11.5 m²
40.2 m²

4.64 m2 MIN
4.64 m2 MIN
4.64 m2 MIN
4.64 m2 MIN
4.64 m2 MIN
4.64 m2 MIN
4.64 m2 MIN
3.71 m2 MIN
3.71 m2 MIN
3.71 m2 MIN
3.71 m2 MIN
3.71 m2 MIN
7.43 m2 MIN
7.43 m2 MIN
3.71 m2 MIN
11.15 m2 MIN
74 m2 MIN
74 m2 MIN
74 m2 MIN
37.16 m2 MIN
11.15 m2
37.16 m2 MIN

-

FOOD
FOOD STORAGE
FOOD PREP
LOADING BAY

11.5 m²
11.4 m²
60.6 m²

11.15 m2 MIN
9.29 m2
OUTSIDE
UNDER ROOF

LAUNDRY
JANITOR
LAUNDRY

10.8 m²
15.9 m²

mechanical
MECH

9.7 m²

OTHERS
OUTER KENNEL (TYP.)
ADOPTION DOG CORRIDOR

9.2 m²
32.0 m²

11.15 m2 MIN

18.58 m2 MIN

STAFF/VOLUNTEER
FEMALE LOCKER ROOM & WASHROOM
MALE LOCKER ROOM & WASHROOM
STAFF PATIO
MEETING
BYLAW OFFICE
VOLUNTEER
ADMIN & RECEPTION
COORDINATOR
STAFF ROOM

13.7 m²
13.6 m²
32.4 m²
27.3 m²
28.5 m²
9.3 m²
28.4 m²
15.9 m²
14.7 m²

13.47 m2
13.47 m2
27.89 m2
22.87 m2
9.29 m2
22.29 m2
11.15 m2
9.29 m2

3
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8`HIGH HEDGE

SK-5

NATURAL PLANTINGS

PLANTED
AREA

DOG RUNARTIFICIAL
TURF
74.0 m²

DOG RUNARTIFICIAL
TURF
74.0 m²

GATE

FENCE

GATE

GATE

DOG RUNARTIFICIAL
TURF
74.0 m²

FENCE

OPAQUE SCREEN ON THIS FENCE

OPAQUE SCREEN ON THIS FENCE

FENCE

SIDEWALK - CONCRETE OR PAVERS
SIDEWALK

STAFF
PATIO
32.4 m²

WIRE
FENCE

OUTER
KENNEL
(TYP.)

F

VESTIBU
LE

STAFF
ROOM
14.7 m²

ADOPT
4.8 m²

ADOPT
4.8 m²

ADOPT
4.8 m²

ADOPT
4.8 m²

ADOPT
4.8 m²

ADOPT
4.8 m²

ADOPT STRAY STRAY STRAY STRAY STRAY
4.8 m²
3.9 m² 3.9 m² 3.9 m²
3.9 m² 3.9 m²

LONG
TERM
7.5 m²

LONG
TERM
7.5 m²

COVERED
DOG RUN
(EXPANSION
AREA)
40.2 m²

SICK
3.6 m²
VESTIB
ULE

ADOPTION
DOG
CORRIDOR
MEETING
27.3 m²

PLANTED
AREA

VOLUNTEER
9.3 m²

BYLAW
OFFICE
28.5 m²

PUBLIC ENTRY
BYLAW OFFICE

MEET &
GREET
11.5 m²

SHELVES

PUBLIC
LOBBY
22.3 m²

MALE
LOCKER
FEMALE
ROOM &
LOCKER
JANITOR ROOM & WASHROOM
10.8 m² WASHROOM
13.6 m²
13.7 m²

LAUNDRY
15.9 m²

FOOD
STORAGE
11.5 m²
SHELVES

FOOD
PREP
11.4 m²

CHAIN
LINK
WALL

FREEZERS
FOR DEAD
ANIMALS

OVERHEAD
DOOR

VEHICLE

MECH
9.7 m²

SHELVES

GATE

5000

INTAKE
11.2 m²

LOADING
BAY
60.6 m²

DOG WASH
11.2 m²

DW

ADMIN &
RECEPTION
28.4 m²

8004

22.3 m²
4.0 m²

2
SK-4

2

-

PUBLIC
PUBLIC LOBBY
PUBLIC WC

1

7947

8.6 m²

SK-5

SK-4

PROPERTY
LINE

DW

ELECTRICAL
ELEC & COMM

---

2600

11.2 m²
Not Placed

3

SK-4

SHELVES

CLINICAL
INTAKE
DEAD ANIMAL STORAGE

SK-5

NORTH

4

-

SHELVES

9.3 m²
9.3 m²
11.2 m²
9.4 m²
7.5 m²
9.3 m²
13.7 m²
12.0 m²
8.4 m²

1500

CATS/ SMALL/ BIRDS
CATS
CATS
TRANSITION CATS
SMALL ANIMALS
BIRDS CAGES
CAT CONDOS
CAT CONDOS
CAT COURTYARD
CAT COURTYARD

4531

Name

CHAIN LINK WALL
VESTIBULE

VESTIBULE

COORDINATOR
15.9 m²

VESTIBULE

3465

PUBLIC
ENTRY
ANIMAL
CARE

PUBLIC WC
4.0 m²

CAT
CONDOS
13.7 m²

CAT
CONDOS
9.3 m²

BIRDS
CAGES
7.5 m²

SMALL
ANIMALS
9.4 m²

TRANSITION
CATS
11.2 m²

CATS
9.3 m²

CATS
9.3 m²

ELEC &
COMM
8.6 m²

GATE

COVERED
DOG RUN
(EXPANSION
AREA)
35.3 m²

HORIZONTAL LATTICE SCREEN

CAT
CAT
COURTYARD COURTYARD
12.0 m²
8.4 m²

STAFF
ENTRY

BENCH

SIDEWALK - CONCRETE OR PAVERS
2815

11177

5249

22812

NOTE : THE FOLLOWING ORIGINALLY PROPOSED ROOMS ARE DELETED :
WHELPING
ISOLATION KITCHEN

JUNE 21, 2017 | PAGE 36

2.78

7.45

1
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GROSS AREA ENCLOSED
UNDER MAIN ROOF ONLY
SUBTOTAL
ROOF OVERHANGS

=
=
=
=

GROUND FLOOR PLAN
1 : 100

REF. DWG. SK-4

641 SQ.M
253 SQ.M
878 SQ.M
88 SQ.M
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Attachment 3
Development Permit
Area

#2 Queensborough Light Industrial and
Mixed Employment
The Queensborough Light Industrial and Mixed Employment industrial areas, identified as
Development Permit Area #2 [see Map C], are designated in order to provide areas of light and
“ultralight” industrial and commercial land use as a transition between heavier industrial areas
and residential areas.
Mixed Employment areas will include light industrial, office and other related employment uses.
The only residential development permitted is that which is ancillary to businesses (i.e. caretaker
suites) on these properties. Retail is not permitted unless it is ancillary to another permitted use.
Light Industrial areas will include light industrial uses. This Development Permit Area
encourages best practices for promoting water and energy conservation and reducing greenhouse
gas emissions. It also establishes guidelines for the form and character of industrial and
commercial development.
DESIGN GUIDELINES
ARRIVAL POINTS
Howes Street between Highway 91A and Westminster Highway/Boyd Street is the main arrival
point to the business area of Queensborough. Properties within this development permit area that
have at least one property line along Howes Street must comply with the guidelines in this
section, in addition to complying with the other guideline sections of this Development Permit
Area.
Building siting and massing must help to create a sense of arrival and a more pedestrian scale
environment on Howes Street. Buildings must give the impression of “fronting” onto Howes
Street although vehicle and pedestrian access may actually be taken from an alternative street.
Consider the following:
Locate buildings toward the Howes Street property line with off-street surface parking
behind the buildings (i.e. on the side of the building facing away from Howes Street).
Locate and design buildings to address both frontages at the corner of the intersection of
Howes Street and Westminster Highway/Boyd Street.
Use a building-height to right-of-way width proportion that reinforces a pedestrian scale
streetscape.
Create a cohesive streetscape by using a similar alignment of windowsills, building and
roof lines, cornices, floor-to-floor spacing along the street block.Queensborough Light
Industrial and Mixed Employment
Design facades and windows to contribute to an interesting, pedestrian friendly environment.
Street level windows that provide visual penetration into the building must be integrated into
facades fronting onto Howes Street.

Consider the following:
Use architectural elements (e.g. fenestration, vertical and/or horizontal design elements,
secondary roof elements) and/or material or colour change to enliven the façade.
Ensure blank walls do not occupy over 50% of the frontage onto Howes Street, and a
section of blank wall does not exceed six linear metres (20 linear feet) without being
interrupted by a window or entry (if applicable).
Design windows to encompass a minimum of 40% and a maximum of 80% of the
building front linear frontage.
Use windows which are of clear glass (e.g. not tinted, reflective or opaque).
Use windows which are rectangular or square in proportion, except for accent windows
which may have a unique shape.
Locate showrooms or other active uses (e.g. manufacturing activities) where they will
provide visual interest for passing pedestrians.
Buildings must have a “signature” character. Consider integrating feature architectural elements
or other signature elements.
Each development must provide within their property along Howes Street a publicly accessible
sidewalk or multiuse pathway separated from the street by a landscaped boulevard with street
trees.
CHARACTER
All buildings and developments must be designed to have a high quality, cohesive appearance
that enhances the overall character of Queensborough.
Consider the following:
Use an architectural approach (i.e. massing, facade treatment, detailing, materials and
colour choice) which is harmonious with the riverfront community context.
Design all principal and accessory buildings within a development and/or all elements
of an individual building, to the same architectural style.
Provide public art to help enrich outdoor spaces and create pedestrian scale landmarks. Use art
that highlights Queensborough’s sense of place and is unique to each location.EAS
SITING
Queensborough Light Industrial and Mixed Employment
The layout of industrial operations, including truck access and egress and open loading areas
must be designed to mitigate industrial emissions and noise impacts on adjacent residential land
uses. Consider the following:
Site buildings to facilitate the location of loud industrial activities (e.g. loading and
unloading) away from residential areas.

Ensure outdoor storage containers and/or goods stored in the open are visually
unobtrusive.
Provide landscape buffers at the site edge adjacent to residential land uses. Protect
landscape buffers from industrial operations with a fence.
Building siting must respect the existing neighbourhood and site context.
Consider the following:
Site buildings to retain and enhance heritage assets by incorporating them into the
development of the site, wherever possible, including buildings, engineering works
and/or cultural landscapes, as well as significant landscape features (e.g. mature
vegetation and trees, distinctive landforms).
Design new buildings in proximity to heritage assets to be compatible with their
historical context without literally imitating older building styles. In these cases, new
buildings should provide an original interpretation of the traditional building style (i.e.
draw inspiration from fundamental design characteristics) while continuing to reinforce
traditional development patterns and rhythms.
Minimize the impact of noise and exhaust to pedestrians and neighbours. Locate service
areas and mechanical equipment (e.g. utilities, HVAC, meters) at the rear of buildings
and away from neighbouring residential uses. Minimize visibility of service areas and
mechanical equipment from streets, open spaces and neighbours (e.g. screen, reduce
service and garage opening size, use shared service areas).
HERITAGE
Each development must follow the Standards and Guidelines for the Conservation of Historic
Places in Canada for all physical work to heritage assets.
Reuse historic industrial and agricultural artefacts on redevelopment sites (e.g. as public art).
VELOPMENT
PERMIT AREAS
ROOFS
Rooftops must appear clean and attractive and in keeping with the architectural style of the
building. Consider the following:
Locate and screen mechanical and service equipment such that it appears as an integral
part of the building when viewed from any angle.
Finish the surface of roofs with a material that is attractive and easy to maintain to a
high level of neatness.
Design roofs to reduce the urban heat island effect.

FACADES
Queensborough Light Industrial and Mixed Employment
The facades of all building walls that face public or internal streets, drive aisles, pedestrian
pathways, parks or open space must provide visual interest. Use architectural elements (e.g.
fenestration, vertical and/or horizontal design elements, secondary roof elements) and/or material
or colour change.
ENTRANCES
Primary pedestrian entrances into buildings must be integrated into the design of the building,
yet be clearly expressed. Consider the following:
Articulate massing to identify building entrances (e.g. tall voids, central mass, recessed
entry).
Frame with a secondary roof element (e.g. porch) to identify building entrances and
protect from weather.
WINDOWS
Use strategies to facilitate passive heating in cooler months and reduce unwanted heat gain in
summer months. Consider the following:
Ensure a solar heat gain coefficient of 50% or better for south facing windows to
maximize solar gain during winter.
Use exterior shading devices (e.g. awnings, canopies, overhangs, light shelves, louvers)
which provide shade from the high summer sun, but provide solar access to the low
winter sun. Use these devices particularly on south facing windows.VELOPMENT
ERMIT AREAS
MATERIALS & COLOURS
All principal and accessory buildings within a development must use a cohesive palette of
materials and colours that is consistently applied and contributes to the overall quality of the
community. Consider the following:
Use an industrial palette of wood, concrete, metal or brick and muted paint colour tones
(e.g. Benjamin Moore’s Historical Vancouver True Colours).
Consistently apply materials to all sides of a building (i.e. do not emphasize the
principal facade with lesser treatment on the other facades).
Change building materials and/or colours at interior or “reverse” corners of a building,
not at exterior corners or at changes in a facade plane.
Use details (e.g. reveals in concrete buildings) and accent colours to highlight
architectural elements (e.g. building entry) and provide visual interest. Use an accent
colour which is harmonious with the main colours of the materials and colours palette.
Use matte finishes or finishes with a low level of reflectivity. Reflective materials (e.g.
mirrored glass, polished stone) should be avoided.
Each development must use building and hardscape materials that are durable and appropriate to
their use, the local climate, and the urban environment.

OPEN SPACE
Each development must provide outdoor space for use by employees. Design to be of a usable
size and configuration. Consider the following:
Hard and soft landscaped areas such as courtyards, patios, lawns and/or naturalized
open space.
Seating options such as benches, moveable chairs and/or tables. Provide seating options
suited to different weather conditions such as areas that capture the sun, are shaded (e.g.
by building canopies or trees) and/or are sheltered from wind and rain.
Each development must provide pedestrian circulation that connects between work areas and
employee open space.h Light Industrial and Mixed Employment
DEVELOPMENT
TREES & PLANTING PERMIT AREAS
Queensborough Light Industrial and Mixed Employment
Each development must use the BC Society of Landscape Architects’ and BC Landscape and
Nursery Association’s “BC Landscape Standard Guidelines (Latest Edition)” in specifying,
selection, site preparation, installation and maintenance of all trees and other plant materials.
Each development must integrate trees, including shade trees Consider the following:
Retain existing mature trees wherever possible. Where tree removal is unavoidable,
replace with a number, species and size of trees that creates equal value.
Plant new trees in all employee parking and open space areas.
Locate deciduous trees on the south and west side of buildings to provide shade and
minimize unwanted heat gain during summer and provide solar access and passive solar
gain during winter.
Tree species and other plant materials must be of high quality, suited to their
purpose and contribute to the overall quality of the community. Consider the
following:
Choose species that are successful in the urban environment, easy to maintain, are noninvasive and suited to Queensborough’s high water table. Selected tree species should
also have less aggressive rooting habits.
Use broadleaf deciduous tree species, wherever possible, for all shade trees including
trees in parking areas. Select species that have a minimum mature height of 15 meters (49
feet).
Plant all trees so that they will successfully become established and develop a full canopy over
time. Consider the following:
In parking areas, plant shade trees at an approximate ratio of one tree for every five
spaces. Plant trees in a minimum 3 metres (9.8 feet) wide continuous trench and protect
trees with bollards or tree guards.

Develop and/or enhance areas of understorey vegetation using diverse, multistorey planting
which will support habitat for smaller wildlife, songbirds and important pollinators such as bees,
butterflies and dragonflies
SAFETY
Each development must provide a Crime Prevention Through Environmental Design (CPTED)
report outlining the use of CPTED strategies in the design of developments and buildings,
including open space.
PERMIT AREAS
TRAILS & GREENWAYS
All waterfront properties must provide public access to the river. Consider the following:
Provide public features at key points, such as waterfront lookout points, rest spots and
entry gateway elements.
Design all elements of the Perimeter Trail to have a high quality, cohesive appearance
that harmonizes with the riverfront community context.
Use a cohesive palette of durable, high quality materials which are appropriate to the
use and the local climate. Maximize the use of environmentally responsible materials.
Each development adjacent to any trail or greenway, as identified on the Parks, Trails and
Greenway Streets Map, must set buildings and other structures well back from the walkway.
Ensure the separation between private and public space is visually and physically well-defined
(e.g. planting, low fences, hedges). Ensure there are no barriers to public access to the walkway.
Queensborough Light Industrial and Mixed Employment
SIGNS
Signs must be designed to be consistent with the architectural style, scale and materials of the
development and/or building and its surrounding context. Consider the following:
Integrate signs into the detailing of the building (i.e. not applied as an afterthought) but
subordinate to the overall building composition.
Make signs visible from the street without being visually obtrusive. Design the size,
location and information to be oriented to pedestrians.
Use indirect lighting from fixtures that are integrated into the overall design and
character of the development and/or building.
LIGHTING
All public and semi-private walkways, gangways and parking areas must be equipped with
lighting. Consider the following:
Use unobtrusive fixtures which are consistent with the architectural style of the
development.

Use shielded down lighting that provides for security, ambient lighting and enhances
architectural and landscape details but minimizes light pollution. Lighting should be
shielded so as not to affect navigation.
Minimize energy used in exterior lighting by using energy efficient lighting (e.g. LED,
solar-powered) and timer, motion or photo-activated lighting for all exterior areas,
including walkways and driveways and for security lighting.
DEVELOPMENT
PARKING & ACCESS
PERMIT AREAS
All parking associated with a development must be located and designed to reinforce a
pedestrian oriented neighbourhood character and scale. Consider the following:
Visibly and physically separate pedestrian walkways between work areas and employee
parking areas (e.g. distinguish through grade separation, bollards, trees in tree guards,
distinct paving).
Minimize the number of times driveways and/or internal streets cross sidewalks.
New development must not result in an increase in the number of rail line crossings which would
result in an increase in train whistles. Remove or consolidate existing driveways, wherever
possible, to reduce the need for trains to whistle.
Provide wiring within parking areas for plug-in electric vehicles to meet Electric Vehicle Ready
requirements (i.e. Level 1 wiring for low-rise residential buildings, and Level 2 wiring for midrise residential buildings).
ACCESSIBILITY
Queensborough Light Industrial and Mixed Employment
Endeavour to make all walkways, building entrances and amenities of a site accessible by people
of varying ability. Consider the following:
Build sidewalks and walkways a minimum 1.8 metres (5.9 feet) wide with non-skid,
uniform walking surfaces.
Locate site furnishings (e.g. lighting, bollards, signage, guardrails, seating) where they
will not impede easy passage for those using a mobility device (e.g. wheelchair, scooter)
or people who are visually impaired.
Locate parking for those with ability challenges close to building entrances.
Use light fixtures that emit white light (i.e. not orange light) in all outdoor areas. White light
facilitates better visibility.

