REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
Notice is hereby given of the following Land Use and Planning Committee:
October 20, 2015 at 3:30 p.m.
Committee Room 2, City Hall

REVISED AGENDA
Call to order.
ADDITIONS / DELETIONS TO THE AGENDA
MOTION to amend the Land Use and Planning Committee agenda.
The Consent Agenda - members may adopt in one motion all recommendations appearing
on the Consent Agenda or, prior to the vote, request an item be removed from the
Consent Agenda for debate or discussion, voting in opposition to a recommendation, or
declaring a conflict of interest with an item.
MOTION to remove items from the Consent Agenda.
MOTION to approve the recommendations for items remaining in the Consent
Agenda.
ADOPTION OF MINUTES
1.

No Items

PRESENTATIONS
2.

Twenty-Second Street SkyTrain Station Study Area Presentation (On-Table)

UNFINISHED BUSINESS
3.

No Items
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REPORTS FOR ACTION
4.

228 Nelsons Crescent (Brewery District)
Master Development Permit Amendment and Development Permit for
Second Tower

5.

Proposed Rezoning – Brewery District
a) Staff Oral Report
b) Wesgroup Presentation

CONSENT AGENDA
6.

805 Boyd Street Text Amendment to Zoning Bylaw to Allow Automobile
Repair Facility

7.

Heritage Register Update - Addition of Properties

8.

Official Community Plan Text Amendment to (UC) Uptown Commercial
Land Use Designation

9.

Development Variance Permit Application for 109 Third Avenue Preliminary Report

ITEMS REMOVED FROM THE CONSENT AGENDA
DIRECTOR’S / MANAGER’S REPORT (Oral Report)
NEW BUSINESS
10.

No Items

CORRESPONDENCE
11.

No Items

ADJOURNMENT
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ON TABLE
LUPC OCT 20., 2015

1.Increase residential density to allow more people to live close
to the SkyTrain Station.

22nd Street SkyTrain Station
Study Area

Principles

2.Provide appropriate commercial and community services and
amenities for residents of the area.
3.Focus services and amenities near the Station to create a
Neighbourhood Centre.
4.Promote high-quality urban design and architecture to create
a sense of place for the neighbourhood, and a western
gateway to the city.
5.Build upon and augment existing open space, greenway and
school facilities in the neighbourhood.
6.Prioritize neighbourhood connectivity and livability over
regional traffic.
7.Ensure a pedestrian-friendly neighbourhood which also
accommodates cyclists well.
8.Leverage high-density development to achieve improved
public amenities for the area (e.g. Community Amenity
Contribution, Bonus Density).
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

10/20/2015

From:

Beverly Grieve
Director of Development Services

File:

DPS00035

Report #: 419/2015
Subject:

228 Nelson’s Crescent (Brewery District)
Master Development Permit Amendment and Development Permit for
Second Tower

RECOMMENDATION
THAT the Land Use and Planning Committee recommend that Council direct staff
to process the application for the Brewery District site as outlined in this report.

EXECUTIVE SUMMARY
The applicant proposes to construct the second residential building on this site: an 18
storey building with 184 units and a height of 179.5 feet (54.71 metres). In order to
construct the proposed building at this time the Master Development permit for the site
must be amended, as there is currently a requirement that the development must provide
at least 125,000 square feet (11,613 square metres) of health related office prior to
construction of the second residential building on the site.
1. PROPOSAL
The City has received an application to issue a Development Permit application to allow
the next residential building on the Brewery District site. In order to consider the
Development Permit application the City must first consider an amendment to the Master
Development Permit which controls the timing and sequencing of development on the
site. The two applications are:
1. Issue a Development Permit for the proposed residential building at 228 Nelson’s
Crescent (Sub-district 3b).
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The proposed building is an 18 storey residential building with 184 units. The
building has 166,500 square feet (15,468.5 square metres) of residential floor
space and a height of 179.5 feet (54.71 metres).
2. Amend Development Permit 022 (S) which is the Master Development Permit for
the Brewery District project.
The Master Development Permit controls the timing and sequencing of
development on the site. The Permit requires that three conditions are satisfied
prior to construction of more than 135,000 square feet (12,542 square metres) of
residential floor space on the three sites addressed as 200 Nelson’s Crescent (Subdistrict 3c), 228 Nelson’s Crescent (Sub-district 3b) and 258 Nelson’s Crescent
(Sub-district 3a).
The building approved by Council in February 2015 for 200 Nelson’s Crescent
(Sub-district 3c) has 104,401 square feet (9701.7 square metres) of floor space.
In general the Master Development Permit states that all of the remaining
residential floor space identified in the zone is available:
1. When 60,000 square feet (5,574.2 square metres) of commercial is
constructed and occupied and
2. When a grocery store of at least 20,000 square feet (1,858.1 square
metres) is constructed and occupied and
3. When at least 125,000 square feet (11,613 square metres) of health related
office has been constructed and occupied by health care agencies,
businesses and professionals
The first two conditions have been satisfied. The applicant proposes to remove
the third condition. Staff recommends making the third condition a requirement
for building the floor space associated with the fourth residential building.
2. POLICY AND REGULATIONS
2.1 Official Community Plan Land Use Designation
The proposal fits the site’s Official Community Plan land use designation which is
(MRCH) Mixed residential, Commercial and Health Care. The plan describes this
designation as:
(MRCH) Mixed residential, Commercial and Health Care: This area will be
used for large site mixed use comprehensive development which must include
multi-family residential, commercial, retail, and health care offices and facilities,
and may include other business and professional offices.
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2.2 Zoning Bylaw
The site is zoned Village at Historic Sapperton Comprehensive Development Districts
(C-CD-3). The zone allows a base density of 135,500 square feet (12,402.63 square
metres) of floor space and a height of 180 feet (54.9 metres) for 228 Nelson’s Crescent
(Sub-district 3b). The zone allows a transfer of density from 268 Nelson’s Court (subdistrict 4) to 228 Nelson’s Crescent (Sub-district 3b) of up to 31,000 square feet (2,880
square metres) of floor space. The applicants propose to transfer the full amount to 228
Nelson’s Crescent (Sub-district 3b) resulting in a building with 166,500 square feet
(15,468.5 square metres) of residential floor space.
A copy of the Zoning Schedule is attached to this report.
2.3 Development Permit Area
The site is designated as part of Commercial and Mixed Use Development Permit Area
#10 – Village at Historic Sapperton and is also subject to the design guidelines referenced
in the Master Development Permit. The intent of the Development Permit Area
Designation is:
Lands in this development permit area are designated for the purpose of
establishing objectives for the orderly and sequential development of large sites
and for providing guidelines for the form and character of commercial, health care
services and multi-family residential development.
All proposed designs of buildings in the Brewery District Development are reviewed by
the New Westminster Design Panel in light of the design guidelines attached to the
Master Development Permit.
A copy of the OCP Development Permit Area designation and the Master Development
Permit are attached to this report.
2.4 Economic Health Care Cluster
The project supports the City’s initiative to build on and support the existing and new
investment in the Royal Columbian Hospital by providing a high quality residential
opportunity adjacent to the hospital.
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3. BACKGROUND
3.1 Site Characteristics and Context
The site is triangular with frontage on Keary Street, Brunette Avenue and East Columbia
Street. The elevation of the site has been raised to address East Columbia Street and
Keary Street. The site is bounded by the Royal Columbian Hospital, the Braid industrial
Area and the Sapperton residential neighbourhood.
3.2 Future Applications contemplated for the Brewery District
Should the amendment to the Master Development Permit and the Development Permit
for 228 Nelson’s Crescent (Sub-district 3b) be approved, then as a next step the applicant
plans to submit a separate rezoning application that will propose that a portion of the
building be included in the City’s Secured Market Rental Housing program. The
applicant would ask that the City increase the development allowed on the site to replace
50% of the floor space used for the Secured Market Housing portion of the building.
Rezoning of a portion of the site would be required to add the additional floor space to the
site. The heights of the buildings and the amount of parking allowed on the site would
also be part of the rezoning application. If the rezoning application was not successful
then the building at 228 Nelson’s Crescent (Sub-district 3b) would be constructed as a
strata building without a rental component.
4. DISCUSSION
4.1 Analysis
The Master Development Permit approach was used for this project to control the
sequencing of the development on this site to ensure:
1. That the commercial community amenities were delivered in the first phases of the
development; and,
2. That an adequate supply of health related office was available in the Sapperton
neighbourhood to support the Royal Columbian Hospital.
The applicant proposes to amend the Master Development on the basis that the uses
allowed on 230 Keary Street (sub-district 1a) are predominantly medically related and the
zone allows 300,000 square feet of floor space. Thus the requirement to provide health
related office to support the Royal Columbian Hospital could be either be shifted to his
site or the zoning of the site could be relied on to provide the medically related office.
Staff support moving the requirement for the medically related office space to be a
condition of the fourth residential building, and allow the proposed building at 228
Nelson’s Crescent (Sub-district 3b) to proceed.
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5. PROCESS
5.1 Public Engagement
The applicant has provided a report from Rockandel & Associates titled Engagement Plan
dated September 10, 2015 that outlines a strategy for Consultation, Involvement and
Communication with the Sapperton Community. The plan would include:
 Informing the community through a dedicated project website,
 Consulting with the community through stakeholder interviews and online
resources,
 Involving the community through a public workshop and
 Communicating back to the community the results of the process and the response
from the City and Wesgroup to what was heard in the process.
Staff support the Engagement Plan.
5.3 Next Steps
The next steps in the application review process are:
1. LUPC recommendation to Council.
2. Public Consultation as per applicants Public Engagement plan.
3. Design of proposed building at 228 Nelson’s Crescent (Sub-district 3b) considered
by the New Westminster Design Panel.
4. Report to LUPC on the proposed amendment to the Master Development Permit
and the Development Permit application for 228 Nelson’s Crescent (Sub-district
3b).
5. LUPC recommendation on the proposed amendment to the Master Development
Permit and the Development Permit application for 228 Nelson’s Crescent (Subdistrict 3b) considered by Council.
6. Council consideration of the proposed amendment to the Master Development
Permit and the Development Permit application for 228 Nelson’s Crescent (Subdistrict 3b).
6. OPTIONS
There are three options for the Land Use and Planning Committee’s consideration, they
are:
1.

That the Land Use and Planning Committee recommend that Council direct staff to
process the application for the Brewery District site as outlined in this report.

2.

That the Land Use and Planning Committee recommend that Council direct staff
not to process the application for the Brewery District site.
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That the Land Use and Planning Committee request staff to continue to work with
the applicant and bring the application back to the LUPC at a future meeting.

Staff recommends Option 1.

ATTACHMENTS:
Attachment
Attachment
Attachment
Attachment

1:
2:
3:
4:

Location Map
Brewery District Sub District
Village at Historic Sapperton
Official Community Plan Designation

Jim Hurst
Development Planner

Beverly Grieve
Director of Development Services

Agenda Item 419/2015

Jackie Teed
Manager of Planning

Attachment 1
Location Map
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Attachment 2
The Brewery District Sub-District Plan

Attachment 3
Village at Historic Sapperton
Zoning Schedule

Attachment 4
Official Community Plan Development Permit
Area Designation
And
Master Development Permit
Village at Historic Sapperton

BREWERY DISTRICT REZONING SCENARIOS

ON TABLE
LUPC OCT. 20, 2015
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

10/20/2015

From:

Beverly Grieve
Director of Development Services

File:

REZ00122

Report #: 420/2015
Subject:

805 Boyd Street
Text Amendment to Zoning Bylaw to Allow Automobile Repair Facility

RECOMMENDATION
THAT the Land Use and Planning Committee request staff to proceed with
processing this Rezoning and Development Permit application as outlined in this
report.

EXECUTIVE SUMMARY
The applicant proposes a text amendment to the existing Large Format Commercial
Districts (C-10) zoning to allow an automobile repair facility that is not in a retail store
with a commercial area greater than 40,000 square feet (3716.0 square metres) , and obtain
a Development Permit in order to construct a Lube-X Fast Oil Change facility. The
development proposed in this application satisfies the Queensborough Community Plan
land use designation of (QC) – Queensborough Commercial by providing a commercial
facility within the Queensborough Landing Shopping centre.
1. PROPOSAL
This application would permit a Lube-X Fast Oil Change business at Queensborough
Landing.
2. POLICY AND REGULATIONS
2.1 OCP Land Use Designation
The site is designated (QC) – Queensborough Commercial in the Queensborough
Community Plan. The Plan describes this designation as:
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(QC) – Queensborough Commercial – this area will include commercial uses at
grade and may include commercial uses at street level and may include
commercial or office above the ground level. Densities may range from low to
medium
2.2 Zoning Bylaw
The site is zoned Large Format Commercial Districts (C-10). The purpose of the C-10
zoning district is to allow Large Format Retail Development and associated office and
business park uses. The Large Format Commercial Districts (C-10) zone currently
permits automobile repair, but limits the use to a store which has a commercial area
greater than 40,000 square feet (3716.0 square metres).
2.3 Development Permit Areas
The site is designated as part of Commercial and Mixed-Use Development Permit
Area #2 – Queensborough Commercial . The purpose of this development Permit Area
is:
To provide a framework for commercial development without a residential
component.
The 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.
3. BACKGROUND
3.1 Site Characteristics and Context
The site is surrounded on all sides by commercial and industrial development. The
adjacent sites are zoned Light Industrial Districts (M-1) and Heavy Industrial
Districts (M-2). The Site has a geodetic elevation of 9 to 11 feet (3 to 3.5 meters)
and is located within the Fraser River Flood plain. Currently automobile repair is
available in the Walmart store. There is currently no oil change facility in the
Queensborough community.
3.2 Project Description
The proposed project is a 1,636 square foot (152 square metre) building on a 9,537
square foot (886 square metre) portion of the Queensborough Landing site .
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3.3 Project Statistics
Site Area:
Proposed Zoning:
FSR:
Site coverage:
Front Yard:
Side Yard:
Rear Yard:
Height:

36.2 acres (14.65 hectare)
Large Format Commercial Districts (C-10) as amended
0.277 – entire site with the proposed building
27.7 % – entire site with the proposed building
na
23.56 feet (7.18 metres)
na
24.33 feet (7.41meters)

4. DISCUSSION
4.1 Analysis of Proposed Development
The development proposed in this application satisfies the Queensborough Community
Plan land use designation of (QC) – Queensborough Commercial by providing a
commercial facility within the Queensborough Landing commercial development.
The current zoning restricts automobile repair to a commercial building with more than
40,000 square feet (3,716.0 square metres) of commercial floor space. The proposed
amendment will remove the restriction in relationship to the size of the building but will
not change the land use.
5. PROCESS
The next steps in the application review process are
1. LUPC recommendation to initiate the processing of this application.
2. The project is considered by the New Westminster Design Panel.
3. The applicant will present the project to the Queensborough Residents’
Association.
4. The project is considered by the Advisory Planning Commission.
5. LUPC considers application and makes recommendation to Council.
6. Council consideration of the Zoning Amendment Bylaw and Development Permit
applications.
6. OPTIONS
There are three options for LUPC’s consideration; they are:
1.

That the Land Use and Planning Committee request staff to proceed with
processing this Rezoning and Development Permit application as outlined in this
report.
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2.

That the Land Use and Planning Committee refer this report to Regular Council for
consideration of the proposal and application.

3.

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

Staff recommends Option 1.

ATTACHMENTS:
Attachment 1: Location Map
Attachment 2: Project Plans

James Hurst
Development Planner

Beverly Grieve
Director of Development Services

Agenda Item 420/2015

Jackie Teed
Manager of Planning

Attachment 1
Location Map
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Attachment 2
Project Plans

c Copyright reserved. This drawing and design is the
property of PMG Landscape Architects and may not be
reproduced or used for other projects without their
permission.

BLDG. D

Suite C100 - 4185 Still Creek Drive
Burnaby, British Columbia, V5C 6G9
p: 604 294-0011 ; f: 604 294-0022

BLDG. H

SEAL:

PLANT SCHEDULE
SUBJECT SITE

KEY
TREE

BLDG. L

QTY

PMG PROJECT NUMBER:

BOTANICAL NAME

COMMON NAME

15-144

PLANTED SIZE / REMARKS

1

CARPINUS BETULUS 'FASTIGIATA'

PYRAMIDAL EUROPEAN HORNBEAM

6CM CAL; 1.8M STD; B&B

11
10

THUJA OCCIDENTALIS 'SMARAGD'
ROSA 'NOASHNEE'

EMERALD GREEN CEDAR
CARPET ROSE; WHITE

1.5M HT
#2 POT; 40CM

SHRUB
BLDG. P

BLDG. J

NOTES: * PLANT SIZES IN THIS LIST ARE SPECIFIED ACCORDING TO THE BC LANDSCAPE STANDARD, LATEST EDITION. CONTAINER SIZES SPECIFIED AS PER
CNLA STANDARDS. BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES. * REFER TO SPECIFICATIONS FOR DEFINED CONTAINER
MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS. * SEARCH AND REVIEW: MAKE PLANT MATERIAL AVAILABLE FOR OPTIONAL REVIEW BY
LANDSCAPE ARCHITECT AT SOURCE OF SUPPLY. AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY. * SUBSTITUTIONS: OBTAIN WRITTEN
APPROVAL FROM THE LANDSCAPE ARCHITECT PRIOR TO MAKING ANY SUBSTITUTIONS TO THE SPECIFIED MATERIAL. UNAPPROVED SUBSTITUTIONS WILL BE
REJECTED. ALLOW A MINIMUM OF FIVE DAYS PRIOR TO DELIVERY FOR REQUEST TO SUBSTITUTE. SUBSTITUTIONS ARE SUBJECT TO BC LANDSCAPE
STANDARD - DEFINITION OF CONDITIONS OF AVAILABILITY. ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED BC LANDSCAPE
STANDARD'S LATEST EDITION. ALL PLANT MATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSERY

BLDG. T

P1

P2

BLDG. F

N1

N2

BLDG. N

BLDG. K

KEY PLAN
EXISTING
ARMSTRONG MAPLES

2 PROPOSED
PYRAMIDAL EUROPEAN HORNBEAM

CARPET ROSES

EXISTING HORNBEAM

-

EXISTING RAYWOOD ASH TREES

NO.

DATE

REVISION DESCRIPTION

DR.

CLIENT:

SMARTREIT

DN 15 R

EXISTING
MEIDILAND
ROSES

EXISTING SMARAGD CEDAR HEDGE
DOGWOOD SHRUBS AND GROUNDCOVER

PROJECT:

COMMERCIAL DEVELOPMENT
BUILDING U
BOYD STREET
NEW WESTMINSTER, BC

DRAWING TITLE:

LANDSCAPE
PLAN

EXISTING BUILDING T

15144-1.ZIP

DATE:

15.AUG.31

SCALE:

1:150XP

DRAWN:

DO

DESIGN:

DO

CHK'D:

MCY

PMG PROJECT NUMBER:

DRAWING NUMBER:

L1
OF 1
15-144

7

REPORT
Development Services
To:

Land Use and Planning Committee

Date:

From:

Beverly Grieve
Director of Development Services

File:

10/20/2015

Report #: 416/2015
Subject:

Heritage Register Update - Addition of Properties

RECOMMENDATION
THAT The Land Use and Planning Committee recommends that Council direct
that the following property addresses be added to the City’s Heritage Register:
 223 Queen’s Avenue;
 327 Fourth Street; and
 420 Saint George Street.

EXECUTIVE SUMMARY
It is the City’s policy to add the historic property of a Heritage Revitalization Agreement
to the Heritage Register, which is a formal list that identifies properties that have heritage
value. There are currently three properties in the concluding phase of the Heritage
Revitalization Agreement bylaw process that are ready to be added to the Heritage
Register: 223 Queen’s Avenue, 327 Fourth Street and 420 Saint George Street.
1.

PURPOSE

The purpose of this report is for consideration of placing three properties on the City’s
Heritage Register.
2

POLICY CONTEXT

As per the Heritage Revitalization Agreement Policy, endorsed by Council in 2011,
properties that are part of a Heritage Revitalization Agreement (HRA) project are added
to the Heritage Register.
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BACKGROUND

3.1

Heritage Policy Context
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The City’s community Heritage Register is authorized by Section 954 of Part 27 of the
Local Government Act and identifies properties having heritage value. The City created a
Heritage Register in 1994 and currently has 233 properties listed, which include single
family dwellings (the majority of listings), commercial buildings, parks, roads and two
trees.
The Heritage Register gives notice to property owners and potential buyers of heritage
factors which may impact development of a listed property. It also enables the City to
monitor proposed changes to the property through licensing and permit application
processes. Inclusion of a property on the Heritage Register does not constitute permanent
heritage protection, nor does it create any financial liability for either the City or the
property owner. Properties listed on a Heritage Register are eligible for special provisions
in the BC Building Code Alternate Compliance Methods section and the Homeowner
Protection Act.
4.

DISCUSSION

4.1

Heritage Value of Proposed Additions to the Heritage Register

All three properties being proposed for inclusion on the Heritage Register are part of
Heritage Revitalization Agreement proposals and owners have agreed, through the HRA
process, to have their property listed on the Heritage Register. Each property has a
Statement of Significance that outlines their individual heritage value. Please see
Appendix A.
A summary of the Statement of Significance for each property under consideration
follows:
223 Queen’s Avenue
The FJ Lynch Residence was constructed in 1897
and is valued for its age and its association with the
Lynch family and the Dixon family. It is also valued
for its architectural distinctness, which includes the
1897 Italianate style of the Victorian era, and the
1914 Edwardian style.
The house is in excellent condition and
will not look different after the HRA

.

Agenda Item 416/2015

City of New Westminster

October 20, 2015

3

327 Fourth Street
The Bell Residence was constructed in 1913 and is valued for its age and its association
with the Bell family. It is also valued for its Edwardian-era, foursquare architectural
design.

House before and after HRA.

420 Saint George Street
The Burton Taylor House was constructed in 1890 and is valued for its age and its
association with the Burton Taylor family and the Biro family. It is also valued for its
architectural style, which includes the original portion constructed in the Victorian era
and the later addition constructed in 1912.

House before and after HRA.

4.2

Community Heritage Commission

The Community Heritage Commission reviewed the above properties at their October 7th,
2015 meeting and concurs with the recommendations of this report.

Agenda Item 416/2015
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OPTIONS

The following options are available for consideration by the Land Use and Planning
Committee:
1) The Land Use and Planning Committee recommends that Council direct that the
following property addresses be added to the City’s Heritage Register:
 223 Queen’s Avenue;
 327 Fourth Street; and
 420 Saint George Street
2) Give staff other direction.
Staff recommends Option 1.

ATTACHMENTS:
Appendix A: Statements of Significance

Julie Schueck
Heritage Planner

Beverly Grieve
Director of Development Services

Agenda Item 416/2015
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Appendix A
Statements of Significance

STATEMENT OF SIGNIFICANCE
F J LYNCH RESIDENCE
223 QUEEN’S AVENUE, NEW WESTMINSTER, BC
DESCRIPTION OF HISTORIC PLACE
The F J Lynch Residence at 223 Queen’s Avenue, constructed in 1897, is a two storey
wood frame house located in New Westminster’s historic Queen’s Park neighbourhood.
The house is set close to the street on a relatively flat property with a large rear yard.
HERITAGE VALUE
The FJ Lynch Residence is valued for its historic, architectural and social significance.
The F J Lynch Residence is valued for its association with two primary owners. The
residence was primarily occupied by two families: the Fredrick Lynch family (1913 –
1945) and the Robert Dixon family (1965 – 2014) showing remarkable stability of
ownership and dedication to community. It was continuously used as a single family
residence and not divided into smaller suites as were many of the larger houses in
Queens Park.
The home is associated with early owner Frederick J Lynch (1877-1945) proprietor of
the Beaver Cigar Factory at 418 Royal Avenue, his wife Mary Lavena Lynch (nee
Bilodeau, 1882-1971) and their three children Francis, Frederick and Roy. Frederick
Lynch, who played on and later managed the New Westminster “Salmonbellies”
lacrosse team and served three terms as City Alderman, has been described as “one of
the most popular and widely known men in BC” and highly regarded for “promoting the
progress and advancement of New Westminster”.2
The residence was modified over the years to meet changing family needs. It exhibits
two distinct architectural styles reflective of the construction era: a main storey built in
1897 in the Italianate style of the Victorian period and a second storey addition in 1914
in the more refined Edwardian style of architecture. The main floor features an inset
partial wrap-around front verandah with panelled balustrades balanced by an inset bay
window. The Edwardian-era second storey features cubic massing, hipped roof with
wide overhangs and lapped wooden siding with cornerboards. The F J Lynch
Residence provides an opportunity to view the functional elements of the house as they
evolved to accommodate changing family needs for over a century.

2

Howay & Schofield, “BC: From the Earliest Times to the Present” Vol. III, Vancouver: S J Clarke Publishing Co.,
1914, pp 151-52.

The transitional Victorian – Edwardian architectural style evident in the Lynch
Residence is reflective of the changing preferences and styles in the early development
of the Queen’s Park neighbourhood. Particularly with the second storey addition, the
Lynch House is significant in its representation of the booming economy in the early
1900’s throughout Western Canada.
CHARACTER-DEFINING ELEMENTS
Key elements that define the heritage character of the F J Lynch House include:
• Location in the 200 block of Queen’s Avenue near Queen’s, Sullivan and Tipperary
parks and set among houses of similar scale and vintage
• Residential form, scale and massing as expressed in its asymmetrical plan, two
storey height and hipped roof with wide overhangs
• Narrow lapped cedar siding with cornerboards on the second storey
• Double hung wood sash windows, some with leaded or coloured glass and an offset
bay window on the front facade
• Semi-octagonal projecting side wrap-around verandah with square columns
• Internal red-brick chimney with leaded glass side lights
Interior Features:
• 11’3” ceiling height on both the main and second storey
• Oak herringbone parquet flooring with a boarder of inlaid mahogany in a Grecian
design on the main floor (rare, original to the house and well preserved)
• Board and batten wood wainscoting, lathe and plaster walls
• Staircase with built in seating at the base, wood trim and substantial newel posts
• Brass door knobs and brass light switch plates with pearlized push buttons
• Working boiler in basement (dated 1913) and radiators serving the main and second
floors

Sources:
New Westminster Planning Department
New Westminster Public Library
New Westminster Museum and Archives
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

From:

Beverly Grieve
Director of Development Services

File:

10/20/2015

Report #: 418/2015
Subject:

Official Community Plan Text Amendment to (UC) Uptown
Commercial Land Use Designation

RECOMMENDATION
THAT the Land Use and Planning Committee request that staff proceed with the
consultation process outlined within this report.

EXECUTIVE SUMMARY
The (UC) Uptown Commercial designation extends along Sixth Street from Eight Avenue
to Royal Avenue with some portions that extend to Eighth Street (See Attached – Map
LU2 Proposed Land Use Concept). The extensive length of the Uptown Commercial
boundary has been discussed through the OCP Update, as well as with project
proponents, in regards to creating a more compact and vibrant commercial node along
Sixth Street from Sixth Avenue to Fourth Avenue where the elevation is more flat and
commercial uses are more viable.
Staff proposes to amend the text of the Uptown Commercial designation to remove the
mandatory requirement for having commercial at grade for portions of Sixth Street
between Royal Avenue and Fourth Avenue to allow for ground-oriented residential uses
as an option for new development. This will help provide for a more vibrant streetscape
while also helping to address other initiatives within the city such as providing more
opportunities for different forms of family-friendly housing such as city homes,
townhouses, garden apartments, and other ground-oriented forms.
Staff is proposing to move forward with this OCP amendment prior to the adoption of the
new OCP in order to facilitate pending applications within this portion of Sixth Street
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that, if approved, could provide for family-friendly, ground-oriented residential units in
the short- to mid-term.
1. PURPOSE
To seek consideration of a proposed text amendment to the Official Community Plan for
the (UC) Uptown Commercial Designation for the purposes of providing flexibility for
ground-oriented residential uses and open space at grade between Fourth Avenue and
Royal Avenue.
2. POLICY CONTEXT
2.1 Official Community Plan
The (UC) Uptown Commercial Designation is intended for mixed use development
projects with commercial use at the street level and then commercial, office, or
residential uses above the ground level. As per Section 3.1 of the Official Community
Plan, the designation is defined as follows:
(UC) Uptown Commercial: this area will include commercial uses at the
street level and may include commercial, office or residential uses above the
ground level. Densities may range from medium to high. Depending on the
provision of public amenities, a density bonus may be considered. The City
will consider issuing temporary commercial land use permits i n this area
provided that the commercial use: will operate at an intensity of use suitable
to the area; will operate on a temporary basis only; has demonstrated plans
to relocate or apply for a rezoning to allow the land use before the permit
expires; and, is compatible with other uses in the vicinity, uses allowed in the
area’s Official Community Plan designation, and uses allowed under the
Zoning Bylaw. In considering the compatibility of such applications, the City
may also consider the design, servicing access, screening, and landscaping
to be provided in connection with the temporary use.
2.2 Zoning Bylaw
The majority of properties within the (UC) Uptown Commercial designated portions
of Sixth Street are zoned Community Commercial Districts (High Rise) (C-3) and/or
Community Commercial Districts (High Rise) (C-3A). The C3 zone is intended to
allow for large-site high-rise, commercial and mixed use development including
pedestrian-oriented commercial businesses and multi-family residential. The C-3A
designation is intended to allow for small-site high rise commercial and mixed use
development including pedestrian-oriented businesses and multi-family residential
development.
There are also other commercial and mixed-use zoning designations within the (UC)
Uptown Commercial designated portions of the City. These zones also restrict
ground-oriented residential uses at grade.
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2.3 Development Permit Area
Properties within the (UC) Uptown Commercial designated portions of the City are
to be developed in accordance with the #2 Uptown Commercial and Mixed Use
Development Permit Area guidelines. These guidelines are for the form and
character of high, medium, and low rise residential and commercial uses, as well as
retail. The Objectives of the (UC) Uptown Commercial designation are to promote
the Uptown as the professional centre of New Westminster, to provide opportunities
for a range of pedestrian oriented commercial uses, and to promote residential use on
the upper floor of buildings.
2.4 Family-Friendly Housing Bylaw and Guidelines
On June 1, 2015, the City of New Westminster adopted the Family-Friendly Housing
Bylaw which requires multiple dwelling projects to provide a certain percentage of
two-bedroom and three-bedroom dwelling units geared towards for more housing
options for families within New Westminster. Following the implementation of the
Family-Friendly Housing Bylaw, the City is now in the process of developing
Family-Friendly Housing Guidelines to address affordability and livability
considerations for family-friendly housing units (two or more bedrooms) within
multiple residential developments.
The proposed OCP text amendment is in keeping within the Family Friendly Housing
Bylaw and Guidelines by providing opportunities for ground-oriented housing within
a portion of the (UC) Uptown Commercial designation boundary where commercial
uses may not be as viable given the reasons outlined within this report.
3. BACKGROUND
Through discussions with developers as well as community discussions as part o f the
OUR CITY 2041 process for the OCP update, it has been communicated that there needs
to be more compact and viable commercial node along Sixth Street that is supported by
residential density within close proximity to commercial units.
It has been observed that commercial uses between Fourth Avenue and Royal Avenue
have a harder time remaining viable given the slope and the fact that this section is on the
outskirts of the Downtown and Uptown nodes, but not specifically within either.
Commercial uses on a slope historically have difficulty maintaining strong businesses
because the slope is not conducive to casual strolling/shopping and there are often stairs
and ramps required to access commercial units. Commercial uses between key nodes
serve to draw businesses away from the core commercial areas and reduce vibrancy and
fiscal viability in those key areas. Commercial viability is also a challenge for units of
buildings that are located off of Sixth Street where there is a lack of exposure to vehicle
and pedestrian traffic when compared to units fronting the main thoroughfare. Compact
commercial nodes provide better opportunities for
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commercial viability as opposed to stretched-out commercial areas where residential
density is spread out and there is more commercial space than what can be supported by
the community.
Best practice is to focus location of commercial uses within compact commercial nodes
supported by residential density and transit until those areas achieve a level of success
that can withstand competition from further commercial development between the nodes
and on side streets.
There have been a number of development inquiries along the portion of Sixth Street
below Fourth Avenue where applicants have expressed a desire to provide groundoriented residential uses and useable open space. One proposal will be brought forward
for discussion at a future LUPC meeting. Hence, staff is proposing to move forward with
the proposed OCP amendment prior to the adoption of the new OCP in order to allow
applications proposing ground-oriented residential and useable open space to move
forward for consideration.
4. DISCUSSION
The proposed OCP amendment would allow commercial uses to focus locating within
upper portions of Sixth Street above Fourth Avenue, within the Uptown node, where the
topography is flatter. In order to support this, staff proposes to add flexibility within the
(UC) Uptown Commercial land use designation to allow for ground-oriented residential
uses and useable open space for portions of Sixth Street between Fourth Avenue and
Royal Avenue. The wording of the proposed amendment can be as follows (highlighted
text shows proposed changes):
(UC) Uptown Commercial: this area will include commercial uses at the
street level and may include commercial, office or residential uses above the
ground level. Densities may range from medium to high. Depending on the
provision of public amenities, a density bonus may be considered. The City
will consider issuing temporary commercial land use per mits in this area
provided that the commercial use: will operate at an intensity of use suitable
to the area; will operate on a temporary basis only; has demonstrated plans
to relocate or apply for a rezoning to allow the land use before the permit
expires; and, is compatible with other uses in the vicinity, uses allowed in the
area’s Official Community Plan designation, and uses allowed under the
Zoning Bylaw. In considering the compatibility of such applications, the City
may also consider the design, servicing access, screening, and landscaping
to be provided in connection with the temporary use. In the interest of
creating a compact and viable commercial node along Sixth Street,
alternative uses, such as ground-oriented residential uses and useable open
space may be considered at grade.
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By approving the proposed text amendment above, there will still be opportunity for
Council to review development proposals on a case-by-case basis to determine if it is
appropriate for there to be ground-oriented residential uses and useable open space atgrade through a rezoning application process. This is due to the existing zoning
designations for properties within the (UC) Uptown Commercial boundary which limit
ground-level residential uses.
5. PROCESS
Staff suggests the following steps for moving forward with this proposed amendment
should the Land Use and Planning Committee endorse this text amendment to proceed:
1) LUPC request that staff proceed with the consultation process for the proposed
OCP text amendment to the (UC) Uptown Commercial Designation.
2) Presentation to the Advisory Planning Commission.
3) Public Open House advertised through the local paper and website with written
invitations to the Brow of the Hill Residents’ Association, Queen’s Park
Residents’ Association, Uptown Business Association, and New Westminster
Chamber of Commerce.
4) Follow-up Report to LUPC with proposed OCP amendment bylaw.
5) Section 879 and 881 Report to Council to initiate Stakeholder Consultation.
6) APC Consideration of OCP text amendment bylaw.
7) Report to Council for consideration of First and Second Readings of the proposed
OCP text amendment bylaw and consideration of Third Reading.
8) Consideration of Final Adoption of proposed OCP text amendment bylaw.
6. OPTIONS
1) That the Land Use and Planning Committee request that staff proceed with the
consultation process outlined within this report.
2) That the Land Use and Planning Committee direct staff to put the proposed OCP
text amendment on hold until the completion of the OCP Update.
3) That the Land Use and Planning Committee provide staff with alternative
direction.
Staff recommends Option 1.

ATTACHMENTS:
Attachment "A" - (UC) Uptown Commercial Designation Boundary
Attachment "B" - Street View Images of Sixth Street Commercial Frontages (from Fourth
to Royal Ave)
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Attachment “A”
(UC) Uptown Commercial Designation
Boundary

Attachment “B”
Street View Images of Sixth Street Commercial
Frontages (Fourth Ave. to Royal Ave.)

West Side of Sixth Street – from Fourth Ave. to Royal Ave.

West Side of Sixth Street – from Fourth Ave. to Royal Ave.

Seventh Avenue (West side of Sixth Street)

West Side of Sixth Street – from Fourth Ave. to Royal Ave.

West Side of Sixth Street – from Fourth Ave. to Royal Ave.

West Side of Sixth Street – from Fourth Ave. to Royal Ave.

East Side of Sixth Street – from Fourth Ave. to Royal Ave.

East Side of Sixth Street – from Fourth Ave. to Royal Ave.

East Side of Sixth Street – from Fourth Ave. to Royal Ave.

East Side of Sixth Street – from Fourth Ave. to Royal Ave.

East Side of Sixth Street – from Fourth Ave. to Royal Ave.
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10/20/2015

From:

Beverly Grieve
Director of Development Services

File:

DVP00601

Report #: 417/2015
Subject:

Development Variance Permit Application for 109 Third Avenue Preliminary Report

RECOMMENDATION
THAT the Land Use and Planning Committee request that staff proceed with the
processing of Development Variance Permit application for 109 Third Avenue as
outlined in this report.

EXECUTIVE SUMMARY
This report provides preliminary information on a Development Variance Permit
application that will permit the installation of a 36 ft./11 m. wide driveway crossing at the
rear property line at 109 Third Avenue that will allow access to a three -car detached
garage. As a number of other properties abutting Emory Street have extra wide driveway
crossings, and Emory Street functions as a lane, the requested variance will result in a
crossing that meets the intent of the bylaw and is in character with the “lane-like” Emory
Street.
1.

PROPOSAL

This application will allow access to a three-car garage being built 5 ft./1.5 m. from the
rear property line.
2.

POLICY AND REGULATIONS

2.1

Zoning Bylaw

Off-Street Parking – Access to Parking Spaces: The intent of the driveway access width
regulation is to limit pedestrian/vehicle interactions on sidewalks, preserve on-street
parking and achieve a more attractive urban design.
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3.

BACKGROUND

3.1

Site Characteristics and Context

2

The rear property line of the subject site abuts Emory Street. Emory Street is half the
width (33 ft./10 m.) of a standard street (66 ft./20 m.) but wider than a standard lane (20
ft./6 m.). Of the 16 properties abutting Emory Street 11 abut at their rear property line and
four abut at a side property line. There is one property (119 Emory St.) that faces Emory
Street – approximately 125 ft./38 m. west of the subject property. An aerial photo of the
block is attached in the appendix.
3.2

Project Description

The applicants are building an 800 sq. ft./74 sq. m. detached three-car garage at the rear
of their property – facing Emory Street. In connection with this garage the owners have
made a Development Variance Permit application to vary the following section of the
Zoning Bylaw:
Off-Street Parking
Access to Parking Spaces
Sec. 150.49:
Access from streets or lanes to all parking spaces shall be by a driveway of not less
than 9 feet (2.74 metres) nor more more than 18 feet (5.49 metres) in width.
The proposed 36 ft./11 m. wide driveway crossing will facilitate access to all three
parking spaces in the new garage as well as a walkway abutting the garage.
A site plan, a photograph of the garage and the applicant’s rationale letter are attached in
the appendix.
3.3

Project Statistics

To have direct drive-in access to all three bays in the garage a driveway crossing of
approximately 29 ft./8.8 m. would be required. As they also have a walkway next to the
garage that provides direct access to their back yard they also wish to extend the crossing
to the far side of the walkway, where larger items are often wheeled on to the property.
The total crossing length requested is 36 ft./11 m.
4.

DISCUSSION

4.1

Rationale for Variance

Fourteen properties in this one-block “lane-like” street have garages abutting the street at
the rear or side property lines. Two nearby properties have existing crossings of
approximately 36 ft./11 m. and one property has an existing crossing of approximately 60
ft./18 m. (see photos in appendix). Because the street functions very much like a lane,
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wider than normal driveway crossings are not out of place. Additionally, although a curb
exists there is no sidewalk or boulevard on the side of the street abutting the subject site.
In that Emory Street is more a lane than a pedestrian street the proposal meets the intent
of the Zoning Bylaw as described above in Section 2.1.
The Development Variance process is the most appropriate process for dealing with the
requested variance as the Board of Variance cannot rule on parking access.
While the variance is to create a driveway crossing double the maximum width permitted
by the Zoning Bylaw, in the context of other nearby properties in the same block with
driveway crossings as-wide-as or wider-than the subject application the variance is
relatively minor.
The requested driveway crossing would not be out of place in the subject location.
5.

6.

PROCESS
Application made

October 7, 2015

Preliminary Report to Land Use Planning Committee

October 20, 2015

Applicant to deliver notices to neighbours within 100 m./
328 ft., advising of DVP application

October 21, 2015

Land Use Planning Committee Recommendation to Council

November 2, 2015

Possible Opportunity to be Heard

November 30, 2015

OPTONS FOR CONSIDERATON

The following options are presented for the Land Use and Planning Committee’s
consideration:
1. That the Land Use and Planning Committee request that staff proceed with the
processing of Development Variance Permit application for 109 Third Avenue as
outlined in this report.
2. That the Land Use and Planning Committee forward the request to Council for
comment and direction prior to the consultation process.
3. That the Land Use and Planning Committee provide staff with alternative
direction.
Staff recommends Option 1.
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ATTACHMENTS:
Appendix
Appendix
Appendix
Appendix
Appendix

1: Site Plan
2: Garage
3: Emory Street Aerial Photo
4: Photos of Other Driveway Crossings On Emory Street
5: Applicant's Rationale Letter
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Senior Planning Analyst

Beverly Grieve
Director of Development Services
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Attachment 5
Applicant’s Rationale Letter

