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

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

No Items

PRESENTATIONS
2.

No Items

UNFINISHED BUSINESS
3.

No Items

REPORTS FOR ACTION
4.

1004 Salter Street: Development Variance Permit for 18 Lot Subdivis ion with
Park Dedication - Preliminary Report

DIRECTOR’S / MANAGER’S REPORT (Oral Report)
5.
NEW BUSINESS
6.

No Items

September 12, 2016
Doc#929530

Land Use and Planning Co mmittee Agenda

Page 1

CORRESPONDENCE
7.

No Items

ADJOURNMENT

September 12, 2016
Doc#929530

Land Use and Planning Co mmittee Agenda

Page 2

4

REPORT
Development Services
To:

Land Use and Planning Committee

Date:

9/12/2016

From:

Beverly Grieve
Director of Development Services

File:

DVP00602

Item #:

62/2016

Subject:

1004 Salter Street: Development Variance Permit for 18 Lot Subdivision
with Park Dedication - Preliminary Report

RECOMMENDATION
THAT the Land Use and Planning Committee recommend that Council issue notice
that it will consider a resolution to approve and issue Development Variance Permit
00602 for 1004 Salter Street.

EXECUTIVE SUMMARY
This report provides information on a Development Variance Permit application that would
allow the developer of 1004 Salter Street to proceed with a subdivision where 11 of the 18
lots have a reduced frontage. All of the lots are 10% greater than the minimum lot size
required by the RQ-1 zone. All of the lots are serviced by a rear lane so there will be no
driveways to the fronting street. A Park dedication (Lot 5) of 4,001 square feet (371.1 square
metres) is being provided as part of this application.
1. PURPOSE
The property owner wishes to vary the frontage requirement at 1004 Salter Street in order to
allow an 18 lot subdivision with Park dedication (Lot 5) of 4,001 square feet (371.1 square
metres). The purpose of this report is to provide information to the Land Use and Planning
Committee for their consideration of this application.
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2. POLICY AND REGULATIONS
A policy approach to considering requests for variances that contains several criteria by
which variances are to be evaluated was endorsed by Council on January 28, 2008.
3. BACKGROUND
3.1 Subject Property
The subject property is zoned Queensborough Neighbourhood Dwelling District (RQ-1)
which allows a minimum lot size of 4,000 square feet (371.6 square metres). The property
has a frontage of 160.89 feet (49.04 metres) with a depth of 550 feet (167.64 metres) for a
total lot area of 88,495 square feet (8,221 square metres). Salter and Howes Streets adjacent
to the site are full width, 66 feet (20.12 metres) and thus no dedication is required for street
widening.
4. PROJECT DESCRIPTION
4.1 Proposed Subdivision
The applicant proposes to subdivide the property into 18 lots and provide a 4,001 square feet
(371.1 square metres) dedication for Park purposes (Lot 5).
Four of the proposed lots and the Park dedication face Salter Street and meet all bylaw
requirements. These lots are served by a rear lane. Facing Howes Street are 13 lots. All of
these lots meet the minimum lot size for the zone and are serviced by a rear lane; however
11of the lots do not meet the minimum frontage required by the Zoning Bylaw. In section
330.23 Site Area and Site Frontage the Zoning Bylaw requires:
330.23 Site Area and Site Frontage
Other than where the provisions of Section 190.36 of this Bylaw apply, a site shall be
not less than 4,000 square feet (371.60 square metres) in area and shall have a
frontage of not less than ten percent (10%) of its perimeter, unless Council determines
upon a lesser frontage, except in the case of a site registered in the New Westminster
Land Title Office, prior to the final adoption of this Bylaw.
The 11 lots in question have a frontage of 30.97 feet (9.44 metres) and a depth of 141.11 feet
(43.01 metres) for a lot area of 4,372 square feet (436 square metr es). The total perimeter of
these lots is 344.16 feet (104.9 metres); therefore a frontage of 10% of the perimeter would
be 34.4 feet (10.5 metres). The proposed frontage of 30.97 feet (9.44 metres) represents 9%
of the perimeter of the lot. Therefore a variance for the frontage of the lots is required. These
lots would allow a house with 2,505 square feet (232.7 square metres) of floor space.
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The applicant has provided building schemes for three houses and offered to register these
schemes on the 11 lots. The schemes show traditional houses and would be appropriate for
this neighbourhood.
4.2 Stormwater management
The layout of the subdivision and the site plan for the building result in a high degree of
impervious surface. The narrow lots result in a long building form. The Engineering
Department has expressed concern about the extent of impervious surface and the impact on
the storm water system in Queensborough. The developer has reduced the amount of
impervious surface by showing a detached garage accessible off of the lane which minimizes
the driveway area. The developer will be asked to further mitigate storm water run-off from
the site as a Building Permit servicing requirement by providing for onsite storm water
detention.
4.3 Alternative Subdivision Options
If the applicant took the area proposed for the11 lots requiring a frontage variance and
reduced the number of lots to10, then each lot would have each have a frontage of 34.07 feet
(10.38 metres) and a lot area of 4,807 square feet (446.6 square metres). The proposed
frontage would represent 9.7 % of the perimeter; and therefore a variance for the frontage of
the 10 lots would be required. These lots would allow a house with 2,680 square feet (249
square metres) of floor space.
If the applicant took the area proposed for the11 lots requiring a frontage variance and
reduced the number of lots to 9 then each lot would have a frontage of 37.85 feet (11.54
metres) and a lot area of 5,341.0 square feet (496.2 square metres). The proposed frontage
would represent 10.6 % of the perimeter; and therefore a variance for the frontage of the lots
would not be required. These lots would allow a house with 2,825 square feet (262.5 square
metres) of floor space.
5. DISCUSSION
5.1 General Evaluation Criteria:
Information Question
1. What is the intent of the bylaw which the applicants are seeking to have varied?
The Local Government Act and the Zoning Bylaw articulate a minimum frontage
requirement in order to ensure that adequate access is provided to all propertie s.
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Assessment Questions
2. Is there a community benefit to the granting of the variance; beyond that received by
the owners?
Yes. The impact of the park and lane dedication is lessened by being able to achieve
17 lots for development, which allows the project to go ahead.
3. Is there a hardship involved in adhering to the pertinent bylaw?
No.
4. If the answer to #2 is No, but the answer to #3 is Yes, can it still be demonstrated that
the proposal meets the intent of the bylaw?
Not Applicable.
5. Is this the most appropriate mechanism for achieving the end result of the proposed
variance?
Yes. It is the only mechanism. The Board of Variance is not authorized to consider
variances relating to the frontage requirement for a lot.
6. Is the proposed variance relatively minor?
Yes. The variance is for 11 lots in an 18 lot subdivision. The amount of the variance is
a reduction in the frontage from 10% of the perimeter of the lot, 34.4 feet (10.5
metres) to 9% of the perimeter of the lot 30.97 feet (9.44 metres).
5.2 Conclusion:
The Local Government Act and the Zoning Bylaw articulate a minimum frontage
requirement in order to ensure that adequate access is provided to all properties. Once the
approving authority has ensured that adequate access is achieved, then the approving officer
and Council can consider the lesser frontage in order to allow approval of the subdivision.
The proposed subdivision satisfies the density requirements of the zone. The dedication and
construction of a rear lane provides vehicular access to the all lots in this subdivision. The
intent of the regulation is satisfied. The registration of the house plans will ensure that houses
compatible with the neighbourhood are constructed.
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6. REVIEW PROCESS
The next steps in the application review process are:
1. Subdivision application is reviewed by all City Departments – Complete
2. Consultation with the Queensborough Residents’ Association – The applicant
presented at the June meeting of the Association
3. LUPC recommendation to issue notice for consideration of the proposed variance
4. Council consideration of the Development Variance Permit.
7. INTERDEPARTMENTAL LIAISON
Staff from the Development Services Department, Parks and Recreation Department and
the Engineering Department have reviewed the subdivision and support this application
being considered by Council.
8. OPTIONS
The following options are presented for the Land Use and Planning Committee’s
consideration:
1. That the Land Use and Planning Committee recommend that Council issue notice that
it will consider a resolution to approve and issue Development Variance Permit 00602
for 1004 Salter Street.
2. That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Option 1.

ATTACHMENTS
Attachment 1: Location Map
Attachment 2: Letter from Applicant
Attachment 3: Proposed Subdivision Plan
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This report has been prepared by:
Jim Hurst, Planner
This report was reviewed by:
Jackie Teed, Manager of Planning

Beverly Grieve
Director of Development Services
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