City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date: November 19, 2013

From:

Jim Hurst
Development Planner

File:

Subject:

Proposed Rezoning of 36 South Dyke Road

REZ00070
DPQ00053

RECOMMENDATION
THAT this report be received for information.

PURPOSE
An application has been received to rezone the property at 36 South Dyke Road to allow
a 10 unit townhouse development and dedicate land to the City for park purposes. The
purpose of this report is to provide information to information to the Advisory Planning
Commission for their formal consideration of this application.
BACKGROUND
Owner:

0833518 BC Ltd
938 West Broadway, Vancouver BC

Architect:

Creekside Architecture
#150 - 1450 Creekside Drive, Vancouver BC

Existing Zoning:

Queensborough Neighbourhood Residential
Dwelling Districts (RQ-1)

Proposed Zoning:

Queensborough Townhouse Districts (RT-3a) &
Parks District (P-10)

Official Community Plan Land
Use Designation:
Official Community Plan
Development Permit Area:

(RM) Residential – Medium Density & Perimeter
Trail
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Site Area:

0.73 acres (0.30 hectares)
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4
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Project Plans

5
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Sustainability Report Card

Title
Text of Official Community Plan
Designation
Queensborough Townhouse
Comparison Chart.

PROPOSAL
The applicant proposes to develop 10 townhouse units, dedicate the land outside of the
dyke to the City for park purposes and dedicate land to widen and develop South Dyke
Road and Wood Street. The current site area is 31,799 square feet. After all dedications
the site area would be 22,969 square feet. The 10 units represent a density of 20.9 units
per acre. The project would have a Floor Space ratio of 0.82 and a site coverage of
35.4%. The project would require four variances for the side yards proposed for the
townhouse buildings, one variance for the provision of visitor parking and one variance
to allow tandem parking for 6 of the units. The proposed variances would be:

Townhouses
Side Yard – Bldg #1 – East
Side Yard – Bldg #1 – West
Side Yard – Bldg #2 – East
Side Yard – Bldg #2 – West
Parking
Access to Parking
Visitor Parking

Bylaw
Section

Proposed

Required

419.15
419.15
419.15
419.15

10 feet
9 feet
10 feet
9 feet

15 feet
15 feet
15 feet
15 feet

150.49
150.8.1

6 tandem spaces no tandem allowed
none
2 spaces

SITE CONTEXT
The subject site is zoned Queensborough Neighbourhood Residential Dwelling Districts
(RQ-1). The site at 36 South Dyke Road is one legal lot “hooked” across South Dyke
road. South Dyke Road divides the lot into two sections. The property is vacant.
To the east of the subject site is a 51 unit townhouse development zoned Multiple
Dwelling Districts (Low Rise) (RM-2A) developed in 2007 with a density of 20.4 units
per acre (8.3 units per hectare). Directly to the east is a vacant parcel that will be the
subject of a future rezoning for townhouses. The site is designated (RM) Residential –
Medium Density in the Official Community Plan.
Doc # 486266
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Across Wood Street to the west is 42 South Dyke Road. That site was rezoned in 2011 to
Queensborough Townhouse Districts (RT-3) in order to allow the development of 36
townhouse units. The project density is 23 units per acre and the floor space ratio is 0.77.
This project is currently under construction.
To the north are two vacant sites at 620 and 702 Salter Street. These sites are proposed
for townhouse projects of 54 and 63 units. The proposed density of those projects is 23
units per acre with floor space ratios of 0.73 and 0.80.
City staff and the community have identified Wood Street as an important north/south
connection in the community. The draft Queensborough Community Plan identifies that
this street will be an important link between the South Dyke Road portion of the
perimeter trail and the existing trail on the North Arm of the Fraser River. The extension
of Wood Street will facilitate the development of this portion of the north/south link.
Site Constraints
The site has a geodetic elevation of 2 to 3 feet and is located within the Fraser River
Flood Plain. It is subject to regulations that limit the development at grade for each unit
to 452 square feet for automobile parking and 118 square feet for an entry area. No
storage or habitable floor space is allowed at grade. The underside of the floor system for
the habitable space must be clear of 11.53 feet GSC.
The site is not rectangular. The easterly property line is 30 feet shorter than the westerly
property line. The southerly property line is adjacent to a dyke. In order to be able to
maintain the dyke, a dyke reserve is registered on the property that identifies a
requirement for a front setback of 17.4 feet for all buildings. Patios and landscaping are
allowed within the dyke reserve. No buildings are allowed on the dyke reserve.
Proximity to Transit Service
Transit Facility
Skytrain Station
Frequent Transit
Network
Transit Stop

Frequency

Distance (m)
2.5 Kilometres
2.5 Kilometres

15 to 30 minutes up to 8:15 pm

500 metres

POLICY CONTEXT
Official Community Plan Designations
In the Official Community Plan the site is designated for Residential Development at
Medium Density and for Perimeter Trail. The Plan describes these designations as:
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(RM) Residential – Medium Density: this area will contain medium
density multi-family residential uses such as row houses, stacked
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.
Perimeter Trail: this area will include walking and bicycling paths at or
near the perimeter of the Queensborough neighbourhood.
The proposed site is in the #9 East Queensborough (Queensborough #4) Development
Permit Area. The purpose of this designation is:
#9 East Queensborough (Queensborough #4)
The East Queensborough area, identified as Development Permit Area #11
and as Development Permit Area #4 in the Queensborough Official
Community Plan, is designated to accommodate a range of multi-family
dwelling types. This Development Permit Area protects development from
hazardous conditions arising from the floodplain and establishes objectives
and guidelines for the form and character of multi-family development.
DISCUSSION
The project as proposed satisfies the official Community Plan Land Use designation by
proposing a ground oriented Medium Density residential development.
The project requires a significant number of variances, but also provides a significant
number of community benefits. The irregular shape of the lot provides a challenge to the
location of the buildings adjacent to South Dyke Road. The buildings can either be
parallel to the road or perpendicular to the east and west property lines. The depth of the
site allows for long driveways to each of the garages. The length of the driveways is 17.4
feet which will allow a visitor parking space in front of each unit.
The project is providing significant dedications for park and road purposes.
Approximately 6,500 square feet will be dedicated to widening Wood Street and South
Dyke Road. These roads would be constructed to full City standards. The remaining
2,300 square feet of dedication is a narrow strip of land outside of the dyke, so on the
water side of South Dyke Road. This strip of land will be zoned for park purposes. The
constructuion of South Dyke Road will formalize this section of the perimeter walkway
in front of this site.
CONCLUSION
The project as proposed satisfies the official Community Plan Land Use designation by
proposing a ground oriented Medium Density residential development with land
dedicated for park purposes. The proposed location of the buildings will require variances
for side yards and two parking requirements. With five units per building and ten units in
Doc # 486266
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total the project massing is modest and will fit in with the streetscape being established.
Roof decks will allow all units benefit from the views available from this site. The
completion of another section of the perimeter trail will benefit the community.

James Hurst
Development Planner
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APPENDIX # 1

LOCATION MAP WITH BUS STOPS
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NAD_1983_UTM_Zone_10N
CNW GIS Services
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0

0.08

0.2 Kilometers

1: 3,243

This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be
accurate, current, or otherwise reliable.

36 South Dyke Road

APPENDIX # 2

PROJECT PLANS
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APPENDIX # 3
SUSTAINABILITY REPORT CARD
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2

1

Subject Area

See speciﬁcations in the City’s Building Permit
Requirement Package.

Uses construction techniques which minimize
site disturbance (sedimentation & erosion)
during the development phase.

Recommended:
60% of waste for demolition (by weight)
80% of waste for construction (by weight)
Stormwater

Includes a plan for construction waste
Waste &
disposal, specifying what percent of materials Materials
to be recycled. See Metro Vancouver’s DLC
Waste Management Toolkit.

Environment

REQUIRED

REQUIRED

1

1

/1

/1

Score

Dyke , road and walkway
remediation and improvments, site
surface erosion control.

80
= _________
% of construction

60
= _________
% of demolition

Recycled material:

Explanation

APPLICANT

1

1

/1

/1

Score

Comments

STAFF

Economic

Short Description of Project:______________________________________

Page 11

Page 8
Social & Cultural

Eleven unit residential development

Page 1

Environment

VERSION # 2

Categories

June 2011

Planning Division

SUSTAINABILITY
REPORT CARD

Rezoning or
REZ00070 DPQ00053
Development Permit Number: ___________________________________

36 South Dyke Rd
Project Address:_______________________________________________

Date: _______________________________________________________
Sept 19 2013

PROJECT TYPE: RESIDENTIAL
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6

Energy
Efﬁciency

Energy
Efﬁciency

Uses energy-efﬁcient lighting in individual
units and common areas.

5

Provides programmable thermostats in each
unit.

Habitat

Provides plants and staked trees in accordance
with the BC Landscape Standard.

7

Stormwater

Stormwater

Uses drought-tolerant landscaping and/
or high-efﬁciency or captured rainwater
irrigation systems.

See Metro Vancouver’s Stormwater Source
Control Design Guidelines.

Provides for stormwater retention &
evaporation, and groundwater treatment &
recharge in the stormwater management
plan.

Subject Area

4

3

VERSION # 2

REQUIRED

REQUIRED

REQUIRED

REQUIRED

Environment

36 South Dyke Rd
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1

1

1

1

3

/2

/1

/1

/1

/3

Score

Developer will consider.

yes

yes

Planting will be suited to the local
climate and require minimal
watering in times of drought.

Surface storm water management
prior to below ground disposal.

Explanation

APPLICANT

0

1

1

1

1

/2

/1

/1

/1

/3

Score Comments

STAFF

Sept 19 2013
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Waste &
Materials

Waste &
Materials

Energy
Efﬁciency

Subject Area

EARLY STAGE

Achieves a recognized industry standard for
Building Rating
energy efﬁciency or sustainable design, such as
LEED; BuiltGreen Gold; BC Hydro PowerSmart
Gold; Energuide 82; or performance 25% better
than the Model National Energy Code.

EARLY STAGE

recycling collection (newsprint, paper,
containers, organics) in a secure common area
as per Draft Metro Vancouver Recycling Space
Standards (Appendix A).

Uses low-VOC (volatile organic compound)
products such as paints, carpeting and
adhesives to improve indoor air quality.

See www.energystar.gov under ‘Products’.

Provides EnergyStar-rated appliances.

10 Above City requirements, provides 4-stream

9

8

VERSION # 2

REQUIRED

REQUIRED

Environment

36 South Dyke Rd
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0

2

1

0

/8

/2

/1

/1

Score

Building will meet the requirements
of the BCBC Part-10.

Individual recycling for each unit
which will have sufficient space for
4 stream recycling.

= ___________ sq ft

Recycling space proposed:

yes

Developer will consider.

Detail type of appliance:

Explanation

APPLICANT

0

0

1

/8

/2

/1

/1

0

Score Comments

STAFF

Sept 19 2013
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EARLY STAGE

• Uses high albedo (“white roof”) rooﬁng to
limit heat gain/heat island effect.

• Uses exterior window shading devices to
limit excessive solar heat gain.

• If possible, state the glazed area % of
envelope = _______%
Recommended: Below 60%

• Limits overall amount of exterior glazing to
minimize seasonal heat loss/heat gain:

• Uses landscaping & deciduous trees to
limit summertime solar gain & maximize
wintertime solar access.

• Provides operable windows on two sides of
units to allow cross-ventilation.

• Sites/masses buildings to maximize
natural lighting on sides with limited solar
exposure.

Examples:

VERSION # 2

14

Maximizes use of passive solar design to
reduce excessive heat loss/heat gain and
reduce energy consumption.

See speciﬁcations in the City’s Building Permit
Requirement Package.

EARLY STAGE

features or provides a net gain in tree canopy
and landscaped area.

13 Retains sound original trees and landscape

Provides space for growing food in common
areas (i.e. at-grade gardens or raised planters).

EARLY STAGE

features, including landscaped common areas
and walkways to green the built environment.

12 Provides open greenspace and other greened

Environment

36 South Dyke Rd
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Energy
Efﬁciency

Habitat

Habitat

Subject Area

/2

/3

/4

3

0

3

Score

East West orientation of the project
maximizes the solar shading in
summer and solar gain in winter.!
All suites will have operable
windows on at least two oposit
faces
and roof top door to premote cross
ventilation.!
Glazing is maximized on the South
face with shading devices and the
overall glazing will not exceed 60%
of the elclosing wall area.!
Roofing will be a light coloured
paver to reflect solar heat in
summer.

No trees can be retained with the
site preloading requirements.

A generous portion of the site will
be landscaped and the site has
provided a dedicaition to forshore
improvements.

Explanation

APPLICANT

2

1

/4

/2

/3

Score

NA

Comments

STAFF

Sept 19 2013
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*% of total building material cost. Note also
that heritage lumber/siding must be graded.

Recycled-- minimum 7.5%*
Salvaged/Refurbished-- minimum 10%*.

Recommended:

Facilitates salvaging of on-site heritage
materials by contractors or persons/groups
with a heritage interest.

VERSION # 2

buildings to improve building energy
efﬁciency, reduce heat island effect &
stormwater runoff, and create habitat &
biodiversity.

19 Incorporates landscaped roofs on concrete

18

Incorporates use of recycled and/or salvaged
materials, including those salvaged from
on-site or off-site heritage buildings.

Zoning By-law Section 150.74 allows a 3-space
parking reduction if a co-op vehicle & space is
provided. See also www.modo.coop.

EARLY STAGE

space as per City parking reduction incentive
policy.

17 Provides a co-op vehicle and assigned parking

Example: Solar or geo-exchange systems for
building hot water heating.

EARLY STAGE

Stormwater &
Habitat

Waste &
Materials

Transportation

Alternative
Energy

as geo-exchange, solar, or district energy.

EARLY STAGE

16 Incorporates alternative energy systems, such

Building Code requirements.

Energy
Efﬁciency

Subject Area

15 Achieves building energy performance above

Environment

36 South Dyke Rd
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0

1

0

0

0

/3

/2

/1

/4

/4

Score

Wood frame building.

Recycled materials will be used
where practical, typicall;
-Gypsum wall and ceiling board,
-carpet underlayment,
-cementitious siding materials.

Specify % of material:

Developer will consider

Developer will consider

Specify % of energy provided:

Developer will consider

Explanation

APPLICANT

/4

/4

1

/3

/2

/1

0

0

0

Score

NA

Comments

STAFF

Sept 19 2013

Page 5

215

Transportation

24 Provides electric plug-ins to support use of

VERSION # 2

See BC Hydro’s Electric Vehicle Charging
Infrastructure Deployment Guidelines

Recommended: 10% of resident stalls.

electric vehicles.

efﬁciency HVAC systems (heat recovery
systems, variable speed fans, etc.).

Energy
Efﬁciency

Habitat

23 In wood-frame buildings, incorporates high-

*Deﬁned by Invasive Plant Council of BC
www.invasiveplantcouncilbc.ca

native or adaptive species which provide
multi-storey habitat (groundcover, shrubs &
trees).

22 Removes invasive species* and incorporates

21

Stormwater

Subject Area

Reuses existing topsoil and other soils through Stormwater
on-site or nearby storage and topsoil screening
or other related practices.

grading for groundwater recharge and
stormwater retention/evaporation.

20 Provides 20 cm (8 in) of topsoil as ﬁnished

Environment

36 South Dyke Rd

/1

/1

/1

1

/1

/2

0

1

1

1

Score

% of resident stalls:
Individual garages will be provide
with 110 v power outlets that can be
used to charge electric vehicles.

Developer will consider.

Yes

Yes

Yes

Explanation

APPLICANT

/1

/2

/1

/1

1

0

1

/1

1

0

Score

Page 6

no top soil in gravel areas

Comments
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TOTAL SCORE:
ENVIRONMENTAL ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

26 CONSTRAINTS—

ENVIRONMENTAL SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

25 INNOVATION—

Environment

36 South Dyke Rd

Subject Area

/51

23

None

None

Score

Explanation

APPLICANT

/51

14

out of 46

Score Comments

STAFF

Sept 19 2013
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EARLY STAGE

EARLY STAGE

EARLY STAGE

*Deﬁned in “Standards & Guidelines for the
Conservation of Historic Places in Canada”. See
www.historicplaces.ca

Includes a professional heritage conservation
plan. Achieves a recognized industry
standard* for heritage conservation.

VERSION # 2

32

31

Includes affordable market housing units.

30 Provides long-term market or non-market
rental units.
EARLY STAGE

EARLY STAGE

29 Provides a diversity of unit sizes.

28

Provides ground-oriented units.

Examples: Housing for the lifespan of all
people including children & parents with
strollers; visitability features.

Includes other adaptable housing & barrierfree design features beyond Building Code.

27 Provides adaptable housing design features
above City requirements.
EARLY STAGE

Social & Cultural

36 South Dyke Rd
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Heritage

Housing

Housing

Housing

Housing

Accessibility

Subject Area

0

3

0

1

0

/4

/4

/5

/1

/1

/3

Score

100

% of Total

NA

None

Owners may choose to rent or live
in strata development.

Three bedroom

Unit Type

none

% of adaptable units:

Explanation

APPLICANT

/1

/4

/4

0

/5

0

0

1
/1

/3

0

Score

NA

does not qualify

Comments

STAFF

Sept 19 2013
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Foreshore dev't
f) Other___________________

EARLY STAGE

patio, roof deck
d) Other____________________

Provides private amenities (check all that
apply):
a) Accessible green roof
b) Play areas
c) Social gathering place

✔

VERSION # 2

36

35

Heritage

Heritage

Subject Area

Amenities

Provides public amenities above City voluntary Amenities
amenity contribution policy (check all that
apply):
EARLY STAGE
a) Child care facility
b) Communal gardens
c) Play areas
d) Public art
e) Public gathering place

EARLY STAGE

Integrates authentic and existing heritage
features such as signs, garden walls, gates,
sidewalks, and/or heritage trees/landscaping.

neighbourhood character or history in the
proposed architecture and/or land use.

34 Includes references to historic site or

EARLY STAGE

structure through restoration or
rehabilitation. May include re-location.

33 Includes reuse of an existing heritage

Social & Cultural

36 South Dyke Rd

/2

2

/4

3

/2

1

/2

0

Score

Accessible roof decks, decks and
patios.

Provide dyke walkway and
forshore park and increased front
yard setback.

Water front style of building form.

None

Explanation

APPLICANT

/2

1

/4

3

/2

1

/2

Score
NA

Comments

STAFF

Sept 19 2013
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TOTAL SCORE:
SOCIAL & CULTURAL ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

38 CONSTRAINTS—

SOCIAL/CULTURAL SUSTAINABILITY ASPECTS
NOT CAPTURED ABOVE:

37 INNOVATION—

Social & Cultural

36 South Dyke Rd
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Subject Area

/28

10

None

None

Score

Explanation

APPLICANT

/28

6

Score

out of 22

Comments

STAFF

Sept 19 2013
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Land Use

42 Supports and/or is compatible with the

VERSION # 2

TOTAL SCORE:
ECONOMIC ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

44 CONSTRAINTS—

ECONOMIC SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

43 INNOVATION—

Supports walking to shops & services
by strengthening an existing/planned
neighbourhood centre or broadening its
current retail/service mix.

EARLY STAGE

ongoing viability of surrounding existing
commercial or industrial employers.

Land Use

EARLY STAGE

Land Use

Employment

Subject Area

41 Redevelops a contaminated brownﬁeld site.
EARLY STAGE

supports local businesses.

40 Creates more intensive use of land that

tax base.

39 Results in net increase in the City’s property

Economic

36 South Dyke Rd
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/3

/4

/2

/4

/4

/13

/3

/13

2

/4

/2

2

2

Score

6

Yes supports the OCP.!
Shops may come when the density
increases.

No

As above

Provides for higher density in an
undeveloped part of the city

Explanation

6

None

2

0

2

2

Score

APPLICANT

out of 9

NA

Comments

STAFF

Sept 19 2013
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1.2 For new multi-family building construction only, the centralized recycling storage space must also include a “Flex
Space” for storage of other reusable or recyclable materials. The required size of this space is 50% of the space
allocation for recyclable materials specified in Section 1.1.

1.1 The minimum size of the centralized recycling storage space for multi-family residential buildings and hospitality
lodgings shall be the greater of:
(a) 5 m2 (53.8 sq ft) or
(b) the space allocation determined by multiplying the number
of housing units by 0.19 m2 (2.05 sq ft)

In addition to storage space for the deposit and collection of garbage or refuse:

(Note: Access Standards may be added at a later date)

Draft Metro Vancouver Recycling Space Standards

APPENDIX A

APPENDIX # 4

OFFICIAL COMMUNITY PLAN LAND USE
AND DEVELOPMENT PERMIT AREA
DESIGNATIONS
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In the Official Community Plan the site is designated for Residential Development at
Medium Density and for a Perimeter Trail. The Plan describes these designations as:
(RM) Residential – Medium Density: this area will contain medium density
multi-family residential uses such as row houses, stacked 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.
Perimeter Trail: this area will include walking and bicycling paths at or near the
perimeter of the Queensborough neighbourhood (see the Queensborough Official
Community Plan for more details on this land designation).
In the Official Community Plan the site is designated as part of Development
Permit Area #9 East Queensborough. The plan describes this designation as:
#9 East Queensborough
The East Queensborough area, identified as Development Permit Area #9 and as
Development Permit Area #4 in the Queensborough Official Community Plan, is
designated to accommodate a range of multi-family dwelling types. This
Development Permit Area protects development from hazardous conditions arising
from the floodplain and establishes objectives and guidelines for the form and
character of multi-family development.
Objectives
The objectives of this designation are:
• Secure public access to the waterfront and other amenities
• Preserve or enhance elements of the natural environment in juxtaposition to
development
• Implement a unifying architectural approach that continues the established
character of Queensborough as a riverfront village community
• Small commercial uses to serve the neighbourhood may be considered along
Ewen Avenue. Home Based Businesses facing the street along Ewen Avenue
are encouraged
Guidelines
Development permits issued in this area shall be in accordance with the guidelines
indicated in the Queensborough Official Community Plan.
In the Queensborough Official Community Plan the site is designated as part of
Development Permit Area #4. The plan describes this designation as:

223
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Queensborough Official Community Plan
Development Permit Area #4
The are identified in as Development Permit Area No. 4 on Map 6 is designated to be a
residential mixed density area, to accommodate a range of multiple family residential
dwellings. This area is designated in order to protect development from hazardous
conditions and to establish objectives and provisions of guidelines for the form and
character of multiple family development.
For discussion of the multiple family development refer to the section on housing.
The objectives of this designation are:
i)
ii)
iii)
iv)

to establish a theme for the area;
to establish a fully serviced level of quality;
to secure public access to the waterfront and other amenities; and
to preserve and enhance elements of the natural environment in
juxtaposition to development.

Development permits shall be required to incorporate the above noted elements into the
drawing.
Development permits issued in this are shall be in accordance with the following
guidelines:
a)
b)

c)

d)
e)
f)
g)
h)

the scale and massing of buildings should relate to each other by
following an approved maritime or riverfront village theme.
the shape and exterior finishes of buildings should be sufficiently
varied to avoid a monotonous appearance when the development is
viewed as a whole. Natural materials (e.g., wood shingles, wood
siding, wood windows) are encouraged.
the shape, slope and finish of the roofs should be such that when
viewed from above they appear clean and attractive, and can retain
this quality over time.
the development should have a sense of unit, but should not be made
monotonous thought repetition of building form.
exterior lighting and signs should be unobtrusive, in scale with their
surroundings and be used to unify the development.
Technical approaches to noise abatement shall be employed in
building construction in the area.
all parking should be beneath of behind buildings and well
concealed from public view.
all sites shall be well landscaped.
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i)
j)
k)

all commercial areas shall have ornamental sidewalks and street
trees.
where a development is adjacent to a body of water, the natural
water course is to be enhanced.
landscaped be placed adjacent to major highways to form visual and
acoustic barriers.

r
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APPENDIX # 5

QUEENSBOROUGH TOWNHOUSE
COMPARISON CHART

Doc # 472272
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Number
of units

Units
Floor Space
Per Acre
Ratio

Average
Unit Size

Status

Current
Applications
620 Salter Street

54

24

0.73

1327 sq. ft.

Current Application

702 Salter Street

63

23

0.80

1321 sq. ft.

Current Application

36 South Dyke
Road
843 Ewen Ave

10

20

0.82

1400 sq. ft.

Current Application

67

25

0.82

1460 sq. ft.

Current Application

728 Ewen Ave

37

22

0.70

1400 sq. ft.

Current Application

746 Ewen Ave.

30

23

0.74

1432 sq. ft.

Current Application

240 Jardine Street

32

26

0.70

1267 sq. ft.

Current Application

36
33
34
61
8
51
36
154
68

23
23
25
30
28
20
24
26
29

0.77
0.78
0.80
0.86
0.84
0.65
0.72
0.82
0.91

1450 sq. ft.
1400 sq. ft.
1241 sq. ft.
1250 sq. ft.
1300 sq. ft.
1415 sq. ft.
1320 sq. ft.
1370 sq. ft.
1360 sq. ft.

Under construction
Constructed 2011
Constructed 2011
Constructed 2010
Approved 2008
Constructed 2007
Constructed 2007
Constructed 2005
Constructed 2005

Approved
Projects
42 South Dyke
1130 Ewen
240 Salter Street
1100 Block Ewen
307 Jardine Street
150 Pembina
1211 Ewen
935 Ewen
1010 Ewen
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the New Westminster
Advisory Planning Commission

Date: November 19, 2013

From:

Julie Schueck,
Heritage and Community Planner

File:

Subject:

Heritage Revitalization Agreement – Application for 402, 406, 408
Eighth Street and 809 Fourth Avenue

HER00486

PURPOSE
The purpose of this report is to advise the Advisory Planning Commission (APC) that a
Heritage Revitalization Agreement (HRA) application has been received to retain and
rehabilitate three historic houses in exchange for allowing a six-storey market
condominium building on the consolidated lot. As per City policy regarding the
consultation process for HRA proposals, the application is considered by and a
recommendation made by the APC at one meeting rather than at two.
BACKGROUND
Proponent:
Official Community Residential – Low Density (RL) – this area will contain low
density residential uses including single detached houses, houses
Plan Land Use
with a secondary suite, duplexes, detached townhouses, low
Designation:
density multi-family uses, churches, and may contain small scale
local commercial uses such as home based businesses and corner
stores.
Existing Zoning:
Single Detached Dwelling Districts (RS-1)
Proposed Zoning:
Heritage Revitalization Agreement (HRA) and Residential
Medium Density (RM)
Site Characteristics: Existing lots (total of 4):
Frontage:
38.5 ft. (11.73m)
Depth:
66.00 ft. (20.12m)
Site Area:
2541 sq. ft. (236.06 m²)
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EXISTING POLICY/PRACTICE
A Heritage Revitalization Agreement is a voluntary agreement between a property owner
and the local government, authorized by bylaw. The Agreement allows local governments to supersede local zoning regulations and to provide incentives which would make
it viable for owners to conserve and preserve property of heritage merit. Provisions for
local governments to negotiate Heritage Revitalization Agreements are set out in Section
966 of the Local Government Act.
As per City Policy, when an HRA applications meets the policies and guidelines of the
Official Community Plan and other pertinent neighbourhood plans, the application
proceeds directly to an APC public input session for a recommendation.
AREA MAP SHOWING EXISTING BUILDINGS
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CONTEXT
The location for the proposed project is in the Brow of the Hill neighbourhood at the
intersection of Eighth Street and Fourth Avenue. The lots have the following
dimensions:
809 Fourth Ave
402 Eighth Ave
406 Eighth Ave
408 Eighth St

66.0 ft x 148.5 ft = 9,801 ft²
49.5 ft x 132.0 ft = 6,534 ft²
49.5 ft x 132.0 ft = 6,534 ft²
49.5 ft x 132.0 ft = 6,534 ft²

(20.11 m x 45.25 m = 910 m²)
(15.09 m x 40.23 m = 607.07 m²)
(15.09 m x 40.23 m = 607.07 m²)
(15.09 m x 40.23 m = 607.07 m²)

Amalgamated site

148.5 ft x 198.0 ft = 29,403 ft² (45.25 m x 60.33 m = 2,731.63 m²)

The property to the north contains a three storey, 11 unit multi-family dwelling which is
zoned RS-2 but has a land use of R-Apartment (L R). It has a site coverage of 33.74%
and a Floor Space Ratio of 1.01.
The property to the west consists of a four storey, 33 unit multi-family dwelling which is
zoned RM-2 and has a land use of R- Apartment (L R). It has a site coverage of 46.26%
and a Floor Space Ratio of 1.30.
The property to the north-west consists of a 16 storey, 117 unit multi-family dwelling
which is zoned RM-4
and has a land use of RApartment (H R). It has
a site coverage of
15.04% and a Floor
Space Ratio of 2.45.
Across the street, to the
east, is a one-storey
commercial strip. To
the south-east and
south-west are low-rise
residential (four
storeys/17 units and
three storeys/41 units).
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COMMUNITY CONSULTATION
Notification was sent to:
• the surrounding neighbourhood within 100 metres (804 residents);
• all Residents' Associations;
• the New Westminster Heritage Preservation Society;
• the Board of School Trustees; and
• Superintendent of Schools.
The Community Heritage Commission reviewed this proposal at their meeting of
November 6, 2013. They unanimously passed a recommendation to support the HRA
application as presented.
The applicants are also holding a public open house in December 2013 in order to give
the neighbours an opportunity to view the proposal and to ask questions. The Brow of
the Hill Residents’ Association reviewed the proposal at their November 13, 2013
meeting (comments to be sent to the City) and they intend to host a presentation by the
applicants at their January 2014 meeting.
DISCUSSION
The Brown Residence at 406 Eighth Street was constructed in 1911 in the Craftsman
style. The Kleiber Residence at 408 Eighth Street was also constructed in 1911 but in an
Edwardian style. The Dill Residence around the corner at 809 Fourth Avenue was
constructed in 1910 in the Craftsman style. All three houses retain a great deal of their
original character-defining elements, form and massing.
The applicants propose retaining and restoring the three heritage homes. The house at
809 Fourth Avenue would be relocated to the empty lot at 402 Eighth Street. The three
houses would all be moved slightly forward on the site and all would face Eighth Street.
Each house would receive exterior restoration and some interior restoration. The more
contemporary additions at the rear of the Klieber Residence (408 Eighth Street) would be
removed. No new additions are proposed for any of the houses.
The four properties would be consolidated into one property with an underground parking
structure accessed from Fourth Avenue and which would provide in excess of the
required off-street parking for the entire project, including for the three heritage houses.
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The houses would be placed on top of the parking structure. Two of the houses would
become duplexes and the third would remain a single-family dwelling.
The proposed multi-family building would face Eighth Street and be visible through a
wide walkway positioned between two of the heritage houses. It would be designed in a
style that is contemporary and respectful to the heritage houses. It would be six storeys
high and contain 64 units, which would be a mix of bachelor, one bedroom, two
bedroom, and two bedroom plus den units. Townhouses are proposed for the ground
floor level. The overall floor space ratio would be 1.78.
The HRA would allow a change of use for the consolidated site from an RS-2 zone
(Single Detached Dwellings) to multi-family. The particulars of the zone (height,
setbacks, etc) would be contained within the HRA, similar to a Comprehensive
Development zone.
For comparison, it is reasonable to consider how this proposal relates to the City’s RM-5
zone (Multiple Dwelling Districts - Medium Rise).

RM-5

HRA

Front Yard

Not less than 25 ft (7.62 m)

Rear Yard

20% of depth of the site but 15.22 ft (4.64 m)
not more than 20 ft (6.1 m)
= 39.6 ft (12.07 m)
50% of the height of the
Northwest =14.14 ft (4.31 m)
principal building = 30.25ft Fourth Ave = 17.51 ft (5.34 m)

Side Yard

104.58 ft (31.87 m)

42. 25 ft (12.87 m)

Site Coverage

Not less than 20 ft (6.1m)
plus 20% of combined
heights of both buildings
= 39.96 ft (12.18 m)
Not more than 50%

39%

Density

1.6 fsr

1.78 fsr (69 units)

Building Height

4 storeys or 50 ft (15.24 m)

6 storeys
65 ft ( 19.81 m)

Building Separation
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Off-street Parking

Usable Open Space

-6116.10 ft (35.6 m)
Not more than 15% of the
total length of the perimeter
of the site
693ft/.15 =104 ft
110 spaces
102 spaces
(14 of which are for visitors)
(13.8 of which should be
for visitors)
5223.35 sq ft (486.40 sm)
Not less than 10% of the
gross residential floor area
= 5223.35 sq ft (486.40 sm)

See Appendix A for Design Drawings and Appendix B for Sustainability Report Card.
PROXIMITY TO TRANSIT SERVICES


Transit Facility
SkyTrain Station
Frequent Transit Network
Transit Stop

Service Level (min)
3minutes
10minutes
30– 60minutes

Distance (m)
960m
50m
50m

POLICY CONTEXT
Official Community Plan Designations
In the Official Community Plan the site is designated for (RBH) Residential Brow of
the Hill: The Plan describes this designation as follows:
this area will contain low density residential uses including single
detached houses, houses with a secondary suite, duplexes, churches,
and may contain small scale local commercial uses such as home
based businesses and corner stores. Carriage houses, detached
townhouses, small lot houses, townhouses or row houses will be
considered for existing vacant sites and sites which contain a
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structurally unsound or economically unfeasible single detached
dwelling. Depending on the provision of public amenities, a
density bonus may be provided in order to increase density in this
area. Medium density residential land uses, which would not result in
the loss of single detached sites will be considered in compliance with
the Brow of the Hill Action Plan. (See the Brow of the Hill Action
Plan for more details on this land designation.) [B/L No.6534, 1999]
The proposed site is in the #1 Brow of the Hill Multifamily Development Permit Area.
The purpose of this designation is:
to provide a framework for multi-family residential development
excluding single detached homes which are encouraged to be retained.
This area establishes objectives and guidelines for the form and
character of multi-family residential development while providing an
opportunity to create affordable housing.
The objectives of this designation are to:
 Enhance the sense of community in the area.
 Complement the character of the existing single detached homes
by implementing a unifying architectural approach.
 Promote street friendly designs.
 Develop opportunities for affordable housing, for different
income levels, and encourage home ownership and different
forms of housing tenure.
 Mitigate the impacts of transportation corridors around the Brow
of the Hill neighbourhood perimeter.
The proposal meets the objectives of the Official Community Plan in the following ways:
 Encourages diversity at the neighbourhood scale;
 Encourages a range of housing in terms of type, affordability and
location;
 Contributes to the private market’s ability to supply a sufficient
amount of housing in terms of cost, location, features, size and type;
 Plays a proactive role in managing growth;
 Contributes to the management of change in a way that integrates
heritage character;
 Utilizes a variety of tools to retain and enhance a heritage resource;
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 Uses non-monetary incentives to promote heritage; and
 Provides a housing type that serves the present and future
demographic needs of the Community.
REPORT CARD SUMMARY TEMPLATE
A Sustainability Report Card has been received for this proposal, which is attached as
Appendix B. The proposal is highly supportive of the City’s sustainability objectives.
The proposal incorporates a number of innovative sustainability features, including
The following table summarizes key sustainability attributes:
Environment
Social and Cultural
Highlights of the proposal:
1. Retention and
1. Retention and
restoration of three
restoration of three
historic homes
historic homes
2. Each historic house
2. Several design and
will have a detailed
landscape features
heritage conservation
will be incorporated to
plan to guide
enhance the use of
restoration and
orientation, natural
interior adaptation.
ventilation and
exterior shading.

Economic
1. Creates a more
intensive use of the
land.
2. Supports the ongoing
viability of nearby
retail and business.

The application reaches the following sustainability objectives:
-

retains the existing building, avoids demolition and all new construction;
rehabilitates the existing building and improves insulation and weather seals to
reduce energy consumption;
provides new housing in existing neighbourhoods close to services, amenities,
schools and transit;
reinforces the cultural identity of the neighbourhood through heritage retention
and protection.

CONCLUSION
The proposed Heritage Revitalization Agreement would result in the exterior restoration
and long-term legal protection of three historic houses and the construction of a new sixstorey multi-family condominium building.
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Report Author

Julie Schueck,
Heritage and Community Planner

:jcs
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APPENDIX A
Design Drawings
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PROJECT STATISTICS
Condo Development + Heritage Revitalization
402, 406, 408 on 8th St. and 809 on 4th Ave, New Westminster, British Columbia
Project Name:
Civic address:
Legal Description:

Condo Development + Heritage Revitalization
402, 406, 408 and 809 8th St., New Westminster, B.C.
Lot 1, 2 and 3 Block 7 Group 1
New Westminster District Plan 2620
RM-CD-5 Zone
29392 sq.ft. [ 2730.60 sq.m.] = 0.27 ha

Proposed Zoning:
Site area:

Allowed / required

Proposed

Apartment Buildings and Multiple
Dwellings

Apartment Buildings
and Multiple
Dwellings

Uses
430.6

Site coverage
RM-CD-5 481.10

[ 29392 x 30% ] = 8817.6 sq. ft.

Surface Coverage
Principal Building
7765 sq. ft.
[721.4 sq. m. ]
26%
400 House
1764 sq. ft.
[163.88 sq. m. ]
6%
406 House
1307.6 sq. ft.
[121.47 sq. m. ]
4%
408 House
935 sq. ft.
[86.87 sq. m. ]
3%
39%

TOTAL
Building Height
481.9
402
Heritage houses
400
406
408

Setbacks
481.11
402 Condo Development
Front
Eighth Street
Building Separation
Side
North West
Fourth Street
Rear
South West

238 ft. ( 72.54 m. )
26 storeys

28.54 ft [ 8.69 m. ] Existing
2 storeys
28.58 ft [ 8.71 m. ] Existing
2 storeys
37.45 ft [ 11.41 m. ] Existing
2 1/2 storeys

65 ft. [ 19.81 m. ]
6 storeys

22.91 ft [ 6.98 m. ]
2 storeys
29.66 ft [ 9.04 m. ]
2 storeys
34.79 ft [ 10.60 m. ]
2 1/2 storeys

58.0 ft. [ 17.67 m. ]
104.58 ft. [ 31.87 m. ]
42.25 ft. [ 12.87 m. ]

67.0 ft [ 20.42 m. ]
49.0 ft. [ 14.93 m. ]

14.14 ft. [ 4.31 m. ]
17.51 ft. [ 5.34m. ]

42.5 ft. [ 12.95 m. ]

15.22 ft. [ 4.64 m. ]
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400 Heritage House
Front
Unit A - Eighth Street
Unit B

15.25 ft. [ 4.64 m. ]
12.83 ft. [3.91 m. ]

Side
Northwest
Fourth Street

7.2 ft. [ 2.17 m. ]
6.0 ft. [ 1.82 m. ]

Rear
South West (Building Separation)

42.25 ft. [ 12.87 m. ]

406 Heritage House
Front
Unit C - Eighth Street
Unit D

15.16 ft. [ 4.62 m. ]
17.7 ft. [ 5.39 m. ]

Side
North West
South East

5.05 ft. [ 1.54 m. ]
7.15 ft. [ 2.18 m. ]

Building Separation

44.62 ft. [ 13.60 m. ]

408 Heritage House
Front
Eighth Street

15.16 ft. [ 4.63 m. ]

Side
North West
South East

6.0 ft. [ 1.83 m. ]
5.05 ft. [ 1.54 m. ]

Rear
South West (Building Separation)
402 Condo Development building
Level P2
Level P1
Level 1
Level 2
Level 3
Level 4
Level 5
Level 6
Roof level
(Control room and access)
TOTAL
400 Heritage House
Main level
Upper level
TOTAL
406 Heritage House
Main level
Upper level
TOTAL
408 Heritage House
Main level
Upper level
Attic level
TOTAL
Usable Open Space
481.13

45.63 ft. [13.91 m. ]

22610 sq. ft.
22743 sq. ft.
7911 sq. ft.
7462 sq. ft.
7901 sq. ft.
7815 sq. ft.
7901 sq. ft.
7815 sq. ft.
308 sq. ft.
92466 sq. ft.
1310.67 sq. ft.
1194.16 sq. ft.
2504.83 sq. ft.
984.06 sq. ft.
928.74 sq. ft.
1912.8 sq. ft.
709.60 sq. ft.
709.60 sq. ft.
354.68 sq. ft.
1773.88 sq. ft.
[ 52233.51 x 10% ]
5223.35 sq. ft.

5223.35 sq. ft.
[ 486.40 sq. m. ]

Unit density
481.7
481.8
Off-Street Parking Spaces
150.8

3.53 FSR
194 Units
[ 1.0 x 16]

1.78
69 units

16 spaces
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[ 1.2 x 12]
14.4 spaces
[ 1.4 x 40 ]
56 spaces
[ 1.5 x 1 ]
1.5 spaces
87.9 spaces
Visitor Parking
150.8.1

[ 0.2 x 69 ]

13.8 spaces
102

TOTAL
Accesible Parking
150.72
Bicycle Parking
155.2
1.1

4 spaces

107 spaces
4 spaces

Long Term Bicycle Parking
[ 1.25 x 69 ] 87 spaces

94 spaces

Short Term Bicycle Parking
6 spaces

6 spaces

Gross Floor Area (sq.ft.)
Heritage
Unit
Unit A
Unit B
Unit C
Unit D
Unit E

Type
Two Bedroom
Two Bedroom
Two Bedroom
Two Bedroom
Three Bedroom

Area / sq. ft.
1330
1175
971
941
1774
6191

No.
1
1
1
1
1
5

Use
Duplex
Duplex
Duplex
Duplex
S.F.D.

Level 1

Level 2

Level 3

Level 4

Level 5

Level 6

4
3
2

4
3

4
3
2

4
3

Total

Unit Details (sq.ft.)
Condo Development building

Unit A,A1
Unit B
Unit C,C1,
C2,C3,C4,C5
Unit D,D1,
D2,D3
Unit E,E1,E2
Unit F

Bachelor
1 Bedroom
2 Bedroom
Townhouse
2 Bedroom + Flex
2 Bedroom + Den
2 Bedroom + Den

5
4
2
1

3
1

3
1

3
1

3
1

3
1

Total of Units

12

4

13

11

13

11

Unit 101
Unit 102
Unit 103
Unit 104
Unit 105
Unit 106
Unit 107
Unit 108
Unit 109
Unit 110
Unit 111
Unit 112

(Type C5)
(Type C3)
(Type F)
(Type D3)
(Type D2)
(Type E2)
(Type C1)
(Type C1)
(Type C2)
(Type E1)
(Type D)
(Type D1)

427
430
580
450
450
583
500
500
500
583
450
450

397
397

Unit 203
Unit 206
Unit 210
Unit 213

(Type F)
(Type E2)
(Type E1)
(Type E)

Unit 301
Unit 302
Unit 303
Unit 304
Unit 305
Unit 306

(Type C)
(Type C4)
(Type F)
(Type A1)
(Type A1)
(Type E2)

440
440
580
450
450
583

397
397

405
406
457
457
457
406
405
580
583
583
582
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Unit 307
Unit 308
Unit 309
Unit 310
Unit 311
Unit 312
Unit 313

(Type B)
(Type B)
(Type B)
(Type E1)
(Type A)
(Type A)
(Type E)

Unit 403
Unit 404
Unit 405
Unit 406
Unit 407
Unit 408
Unit 409
Unit 410
Unit 411
Unit 412
Unit 413

(Type F)
(Type A1)
(Type A1)
(Type E2)
(Type B)
(Type B)
(Type B)
(Type E1)
(Type A)
(Type A)
(Type E)

Unit 501
Unit 502
Unit 503
Unit 504
Unit 505
Unit 506
Unit 507
Unit 508
Unit 509
Unit 510
Unit 511
Unit 512
Unit 513

(Type C)
(Type C4)
(Type F)
(Type A1)
(Type A1)
(Type E2)
(Type B)
(Type B)
(Type B)
(Type E1)
(Type A)
(Type A)
(Type E)

Unit 603
Unit 604
Unit 605
Unit 606
Unit 607
Unit 608
Unit 609
Unit 610
Unit 611
Unit 612
Unit 613

(Type F)
(Type A1)
(Type A1)
(Type E2)
(Type B)
(Type B)
(Type B)
(Type E1)
(Type A)
(Type A)
(Type E)

Common areas (Amenity room)
Aminity room
Circulation
Total
Total Units
Total Floor area
Heritage (G.F.A.)
Condo (G.F.A.)

500
500
500
583
450
450
582
580
450
450
583
500
500
500
583
450
450
582
440
440
580
450
450
583
500
500
500
583
450
450
582

397
397

580
450
450
583
500
500
500
583
450
450
582
414
1594

1347

1393

1393

1393

1393

7911

7462

7901

7815

7901

7815
64
46805
6191
46805

Gross Units
TOTAL sq. ft. (G.F.A.)
TOTAL F.A.R.

69
52996
1.80
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252

253

254

255

256

257

258

259

260

261

262

263

264

265

266

267

268

269

270

271

272

273

274

275

276

277

278

279

280

281

282

283

284

285
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APPENDIX B
Sustainability Report Card
with Staff Comments
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2

1

Subject Area

See speciﬁcations in the City’s Building Permit
Requirement Package.

Uses construction techniques which minimize
site disturbance (sedimentation & erosion)
during the development phase.

Recommended:
60% of waste for demolition (by weight)
80% of waste for construction (by weight)
Stormwater

Includes a plan for construction waste
Waste &
disposal, specifying what percent of materials Materials
to be recycled. See Metro Vancouver’s DLC
Waste Management Toolkit.

Environment

REQUIRED

REQUIRED

1

0

/1

/1

Score

Sediment Control System to be
installed & Underground parking to
be set back from adjacent pproperty
lines.

= _________ % of construction

= _________ % of demolition

Recycled material:

Explanation

APPLICANT

/1

/1

Score

Comments

STAFF

Economic

Short Description of Project:______________________________________
storey Condo Bldg with 70 units over 2 storey UG Parking.

Page 11

Page 8
Social & Cultural

HRA for retaining 3 existing heritage homes+ construct a 6

Page 1

Environment

VERSION # 1

Categories

June 2011

Planning Division

SUSTAINABILITY
REPORT CARD

Rezoning or
Development Permit Number: ___________________________________

402,406,408 Eighth St. & 809 Fourth Ave.
Project Address:_______________________________________________

Date: _______________________________________________________
July 02, 2013

PROJECT TYPE: RESIDENTIAL

289

6

Energy
Efﬁciency

Energy
Efﬁciency

Uses energy-efﬁcient lighting in individual
units and common areas.

5

Provides programmable thermostats in each
unit.

Habitat

Provides plants and staked trees in accordance
with the BC Landscape Standard.

7

Stormwater

Stormwater

Uses drought-tolerant landscaping and/
or high-efﬁciency or captured rainwater
irrigation systems.

See Metro Vancouver’s Stormwater Source
Control Design Guidelines.

Provides for stormwater retention &
evaporation, and groundwater treatment &
recharge in the stormwater management
plan.

Subject Area

4

3

VERSION # 1

REQUIRED

REQUIRED

REQUIRED

REQUIRED

Environment

402,406,408 Eighth St. & 809 Fourth Ave.
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2

1

1

1

2

/2

/1

/1

/1

/3

Score

Programmable thermostats shall be
used.

Energy efficient lighting shall be
used.

Planting shall be in accordance with
the BC Landscape Standard.

Drought tolerant planting shall be
used.

Reduce footprint of UG Parking to
provide for landscape areas for
natural infiltration and design of
stormwater management system
incorporating oversizing pipes if
feasible.

Explanation

APPLICANT

/2

/1

/1

/1

/3

Score Comments

STAFF

July 02, 2013

Page 2

11

Waste &
Materials

Waste &
Materials

Energy
Efﬁciency

Subject Area

EARLY STAGE

Achieves a recognized industry standard for
Building Rating
energy efﬁciency or sustainable design, such as
LEED; BuiltGreen Gold; BC Hydro PowerSmart
Gold; Energuide 82; or performance 25% better
than the Model National Energy Code.

EARLY STAGE

recycling collection (newsprint, paper,
containers, organics) in a secure common area
as per Draft Metro Vancouver Recycling Space
Standards (Appendix A).

Uses low-VOC (volatile organic compound)
products such as paints, carpeting and
adhesives to improve indoor air quality.

See www.energystar.gov under ‘Products’.

Provides EnergyStar-rated appliances.

10 Above City requirements, provides 4-stream

9

8

VERSION # 1

REQUIRED

REQUIRED

Environment

402,406,408 Eighth St. & 809 Fourth Ave.
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6

2

1

1

/8

/2

/1

/1

Score

Energuide 82 or equivalent.

4 stream recycling collection shall
be provided.

200
= ___________
sq ft

Recycling space proposed:

Low VOC interior finishes shall be
used.

EnergyStar rated appliances shall
be used.

Detail type of appliance:

Explanation

APPLICANT

/8

/2

/1

/1

Page 3

143.5 sf min req'd. Proposed
exceeds req'd.

Score Comments

STAFF

July 02, 2013

EARLY STAGE

• Uses high albedo (“white roof”) rooﬁng to
limit heat gain/heat island effect.

• Uses exterior window shading devices to
limit excessive solar heat gain.

• If possible, state the glazed area % of
envelope = _______%
Recommended: Below 60%

• Limits overall amount of exterior glazing to
minimize seasonal heat loss/heat gain:

• Uses landscaping & deciduous trees to
limit summertime solar gain & maximize
wintertime solar access.

• Provides operable windows on two sides of
units to allow cross-ventilation.

• Sites/masses buildings to maximize
natural lighting on sides with limited solar
exposure.

Examples:

VERSION # 1

14

Maximizes use of passive solar design to
reduce excessive heat loss/heat gain and
reduce energy consumption.

See speciﬁcations in the City’s Building Permit
Requirement Package.

EARLY STAGE

features or provides a net gain in tree canopy
and landscaped area.

13 Retains sound original trees and landscape

Provides space for growing food in common
areas (i.e. at-grade gardens or raised planters).

EARLY STAGE

features, including landscaped common areas
and walkways to green the built environment.

12 Provides open greenspace and other greened

Environment

402,406,408 Eighth St. & 809 Fourth Ave.
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Energy
Efﬁciency

Habitat

Habitat

Subject Area

/2

/3

/4

3

2

2

Score

Several design and landscape
features shall be incorporated to
enhance the use of orientation,
natural ventilation and exterior
shading.

Net gain in tree canopy and
landscaped areas shall be
provided.

Landscaped common areas and
walkways to be provided to ensure
adequate greening of the project.

Explanation

APPLICANT

/4

/2

/3

Score

Need more info

Comments

STAFF

July 02, 2013

Page 4

*% of total building material cost. Note also
that heritage lumber/siding must be graded.

Recycled-- minimum 7.5%*
Salvaged/Refurbished-- minimum 10%*.

Recommended:

Facilitates salvaging of on-site heritage
materials by contractors or persons/groups
with a heritage interest.

VERSION # 1

buildings to improve building energy
efﬁciency, reduce heat island effect &
stormwater runoff, and create habitat &
biodiversity.

19 Incorporates landscaped roofs on concrete

18

Incorporates use of recycled and/or salvaged
materials, including those salvaged from
on-site or off-site heritage buildings.

Zoning By-law Section 150.74 allows a 3-space
parking reduction if a co-op vehicle & space is
provided. See also www.modo.coop.

EARLY STAGE

space as per City parking reduction incentive
policy.

17 Provides a co-op vehicle and assigned parking

Example: Solar or geo-exchange systems for
building hot water heating.

EARLY STAGE

Stormwater &
Habitat

Waste &
Materials

Transportation

Alternative
Energy

as geo-exchange, solar, or district energy.

EARLY STAGE

16 Incorporates alternative energy systems, such

Building Code requirements.

Energy
Efﬁciency

Subject Area

15 Achieves building energy performance above

Environment

402,406,408 Eighth St. & 809 Fourth Ave.
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2

2

0

0

2

/3

/2

/1

/4

/4

Score

Landscaped areas shall be
provided on the concrete parking
slab.

All of the 3 existing heritage
buildings to be retained & altered.

Specify % of material:

Specify % of energy provided:

Explanation

APPLICANT

/3

/2

/1

/4

/4

Score
Need more info

Comments

STAFF

July 02, 2013

Page 5
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Transportation

24 Provides electric plug-ins to support use of

VERSION # 1

See BC Hydro’s Electric Vehicle Charging
Infrastructure Deployment Guidelines

Recommended: 10% of resident stalls.

electric vehicles.

efﬁciency HVAC systems (heat recovery
systems, variable speed fans, etc.).

Energy
Efﬁciency

Habitat

23 In wood-frame buildings, incorporates high-

*Deﬁned by Invasive Plant Council of BC
www.invasiveplantcouncilbc.ca

native or adaptive species which provide
multi-storey habitat (groundcover, shrubs &
trees).

22 Removes invasive species* and incorporates

21

Stormwater

Subject Area

Reuses existing topsoil and other soils through Stormwater
on-site or nearby storage and topsoil screening
or other related practices.

grading for groundwater recharge and
stormwater retention/evaporation.

20 Provides 20 cm (8 in) of topsoil as ﬁnished

Environment

402,406,408 Eighth St. & 809 Fourth Ave.

/1

/1

/1

1

/1

/2

2

1

1

1

Score

% of resident stalls:
Shall be provided for 10% of stalls.

Shall be incorporated.

Existing topsoil can be reused on
the site.

Shall be provided.

Explanation

APPLICANT

/1

/2

/1

/1

/1

Score

Comments

STAFF

July 02, 2013

Page 6
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VERSION # 1

TOTAL SCORE:
ENVIRONMENTAL ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

26 CONSTRAINTS—

ENVIRONMENTAL SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

25 INNOVATION—

Environment

402,406,408 Eighth St. & 809 Fourth Ave.

Subject Area

Explanation

/51

37

The unique aspect of the project with its
character and density may not score very
high in the laid out format but is certainly a
real "sustainable" project which will be a
model for retention of existing heritage
structures in their context.

This project will be a fine example of
adaptive reuse in retaining of the 3 existing
heritage structures and in providing density
in the form of relatively affordable housing
options in an already established
neighbourhood.

Score

APPLICANT

/51

0

Excellent

Excellent

Score Comments

STAFF

July 02, 2013

Page 7

EARLY STAGE

EARLY STAGE

EARLY STAGE

*Deﬁned in “Standards & Guidelines for the
Conservation of Historic Places in Canada”. See
www.historicplaces.ca

Includes a professional heritage conservation
plan. Achieves a recognized industry
standard* for heritage conservation.

VERSION # 1

32

31

Includes affordable market housing units.

30 Provides long-term market or non-market
rental units.
EARLY STAGE

EARLY STAGE

29 Provides a diversity of unit sizes.

28

Provides ground-oriented units.

Examples: Housing for the lifespan of all
people including children & parents with
strollers; visitability features.

Includes other adaptable housing & barrierfree design features beyond Building Code.

27 Provides adaptable housing design features
above City requirements.
EARLY STAGE

Social & Cultural

402,406,408 Eighth St. & 809 Fourth Ave.
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Heritage

Housing

Housing

Housing

Housing

Accessibility

Subject Area

4

2

2

1

1

2

/4

/4

/5

/1

/1

/3

Score

6
46
17
23

townhouses
2 bed/2 bed+den
1 bedroom
bachelor

The HRA will include a detailed
conservation plan which will guide
the retention of the 3 existing
heritage buildings.

Many of the smaller units are
designed and priced to be
affordable market units.

It is anticipated that a % of the units
will be investor owned and rented.

7

% of Total

semi-detached

Unit Type

10% of units to be adaptable.

% of adaptable units:

Explanation

APPLICANT

/4

/4

/5

/1

/1

/3

Score

Comments

STAFF

July 02, 2013

Page 8
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EARLY STAGE

d) Other____________________

Provides private amenities (check all that
apply):
✔ a) Accessible green roof
✔ b) Play areas
✔ c) Social gathering place

f) Other___________________

VERSION # 1

36

35

Heritage

Heritage

Subject Area

Amenities

Provides public amenities above City voluntary Amenities
amenity contribution policy (check all that
apply):
EARLY STAGE
a) Child care facility
b) Communal gardens
c) Play areas
✔
d) Public art
e) Public gathering place

EARLY STAGE

Integrates authentic and existing heritage
features such as signs, garden walls, gates,
sidewalks, and/or heritage trees/landscaping.

neighbourhood character or history in the
proposed architecture and/or land use.

34 Includes references to historic site or

EARLY STAGE

structure through restoration or
rehabilitation. May include re-location.

33 Includes reuse of an existing heritage

Social & Cultural

402,406,408 Eighth St. & 809 Fourth Ave.

/2

2

/4

2

/2

2

/2

2

Score

The main parkade slab will be
landscaped appropriately.

Project will include some element
of public art.

Explanation

APPLICANT

/2

/4

/2

/2

Score

Comments

STAFF

July 02, 2013

Page 9

VERSION # 1

TOTAL SCORE:
SOCIAL & CULTURAL ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

38 CONSTRAINTS—

SOCIAL/CULTURAL SUSTAINABILITY ASPECTS
NOT CAPTURED ABOVE:

37 INNOVATION—

Social & Cultural

402,406,408 Eighth St. & 809 Fourth Ave.
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Subject Area

Explanation

/28

20

The retention of the 3 existing heritage
buildings will be a major contribution to the
City's cultural landscape.

Score

APPLICANT
Comments

/28

0

Page 10

Required to retain and restore 3
historic houses means more difficult
logistics during site prep and
construction

Excellent

Score

STAFF

July 02, 2013

Land Use

42 Supports and/or is compatible with the

VERSION # 1

TOTAL SCORE:
ECONOMIC ITEMS

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

44 CONSTRAINTS—

ECONOMIC SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

43 INNOVATION—

Supports walking to shops & services
by strengthening an existing/planned
neighbourhood centre or broadening its
current retail/service mix.

EARLY STAGE

ongoing viability of surrounding existing
commercial or industrial employers.

Land Use

EARLY STAGE

Land Use

Employment

Subject Area

41 Redevelops a contaminated brownﬁeld site.
EARLY STAGE

supports local businesses.

40 Creates more intensive use of land that

tax base.

39 Results in net increase in the City’s property

Economic

402,406,408 Eighth St. & 809 Fourth Ave.
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/4

/13

/3

/13

3

/4

/2

2

4

Score

9

/3

/4

/2

/4

Explanation

9

3

0

2

4

Score

APPLICANT

9/9

Not Applicable

Comments

STAFF

July 02, 2013

Page 11
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1.2 For new multi-family building construction only, the centralized recycling storage space must also include a “Flex
Space” for storage of other reusable or recyclable materials. The required size of this space is 50% of the space
allocation for recyclable materials specified in Section 1.1.

1.1 The minimum size of the centralized recycling storage space for multi-family residential buildings and hospitality
lodgings shall be the greater of:
(a) 5 m2 (53.8 sq ft) or
(b) the space allocation determined by multiplying the number
of housing units by 0.19 m2 (2.05 sq ft)

In addition to storage space for the deposit and collection of garbage or refuse:

(Note: Access Standards may be added at a later date)

Draft Metro Vancouver Recycling Space Standards

APPENDIX A

City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Advisory Planning Commission

Date: November 5, 2013

From:

David Guiney,
Senior Planning Analyst

File:

Subject:

Proposed Rezoning of 487 East Eighth Avenue from (RS-1) to (RS-5) to
Permit Subdivision into 2 Lots – Formal Review

REZ00090

PURPOSE
An application has been received to rezone the property addressed as 487 East Eighth
Avenue from Single Detached Dwelling Districts (RS-1) to Single Detached Dwelling
Districts (Small Lots) (RS-5) for the purpose of subdividing the property into two lots.
The purpose of this report is to provide information to the commission regarding the
application.
BACKROUND
Owner:
Applicant:
Existing Zoning:
Proposed Zoning:
Official Community Plan
Land Use Designation:
Existing Lot
Characteristics:
Proposed Subdivided Lots
(each):

Amit Patel
Nancy Dheilly
Single Detached Dwelling Districts (RS-1)
Single Detached Dwelling Districts (Small Lots) (RS-5)
(RL) Residential – Low Density:
Frontage: 68 ft. (20.7 m.)
Depth:124.93 ft. (38.1 m.)
Total site area: 8,490 sq. ft. (789 sq. m.)
Frontage: 33.98 ft (10.4 m.)
Depth: 124.93 ft. (38.1 m.)
Area: 4,245 sq. ft. (394 sq. m.)

SITE CONTEXT
A Site Context map is attached as Appendix 1.
The property is located in the City of New Westminster-designated Sapperton
neighbourhood planning area but within the boundaries of the Massey Victory Heights
Residents’ Association.
Doc# 483875
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Virtually all properties between East Eighth Avenue and the Burnaby border at Tenth
Avenue are zoned for single detached dwellings. Across East Eighth Avenue there is a
mixture of SDD, duplex, Multi-Family, Institutional and Commercial/Mixed Use zoning.
Hume Park is approximately 2 blocks to the northeast (shown on the Appendix #1 map).
The subject property slopes, on average, 3.82 ft./1.2 m. from front to back. The property is
not served by a lane so off-street parking access to the property is at the front. As E.
Eighth Avenue is cut off, to the southwest, at Braid Street so as to direct all northeastbound traffic on E. Eighth Avenue down Braid Street the block of E. Eighth Avenue in
which the subject property is located receives traffic only related to the five existing
properties between Braid Street and Wells Gray Place.
PROPOSAL
The applicant proposes to rezone the property from (RS-1) to (RS-5) in order to subdivide
it into two 34 ft/10.4 m. wide lots, each comprising 4,245 ft2/394 m2 and build two new
houses. A table comparing the (RS-1) and (RS-5) zones is attached as Appendix 2. The
existing house (built in 1950 – photos in the appendix) would be demolished and two new
houses built. Access to detached garages at the rear of both lots would be from a shared
driveway accessed from the front. No variances are being requested. The sale of a 476
ft2/44.2 m2. parcel of City land at the front of the property is under consideration and will
be brought to Council in a separate report (the rezoning application is not dependent on
the land sale). A streetscape drawing and site plan are attached as Appendices 3 and 4.
NEIGHBOURHOOD CONTEXT
The subject application was reviewed in the context of the surrounding a neighbourhood
area comprising 154 properties, primarily on the same side of East Eighth Avenue as the
subject property. East Eighth Avenue was selected as a natural boundary due to it being a
City Collector street that separates the single detached neighbourhood on the west side
from the mixed single detached, multi-family, institutional, commercial/mixed use area on
the east side.
A map showing the 154 -property neighbourhood study area is attached as Appendix 5, as
is a table of statistical analysis of most of the properties as Appendix 6. Following is a
written summary of pertinent aspects of this application.
Land Use
Of the 154 properties in the study area, 150 contain a single detached dwelling, 3 are
duplexes and 1 is the site of a church (520 McDonald St., built in 1956). Of the total 153
residential properties 31 percent (47) are known to contain a secondary suite. It is likely
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that some of the remaining 69 percent (116) also contain secondary suites The subject
application proposes a secondary suite in each house.
OCP Designation
All the properties in the study area are designated RL (Residential-Low Density) in the
Official Community Plan. The OCP describes this designation as follows:
This area will contain low density residential uses, including singe detached houses,
houses with a secondary suite, duplexes, detached townhouses, low density multifamily uses, churches and may contain small scale local commercial uses such as
home based businesses and corner stores.

Zoning and Subdivision
The entire study area is zoned for Single Detached Dwellings. Sixteen percent (27) of the
lots being RS-5, having been created by rezoning and subdivision since 1986 with the
balance zoned RS-1. Another 12 properties were subdivided into lots smaller than 6,000
sq. ft./557 sq. m. between 1945 and 1978. A map showing the RS-5 zoned properties in
the study area is included as Appendix 7.
Lot size Characteristics
Approximately 11 percent (17) of the lots in the study area are close to the same size or
smaller than the lots proposed in the subject application (4,488 ft²/417 m²). Of those 17
lots, 6 were created as a result of rezoning and subdivision since 1987, with the remaining
11 being legally non-conforming (i.e. smaller than the current (RS-1) lot size minimum).
Of an additional 45 lots of (RS-5) size (i.e. smaller than 6,000 ft²/557 m²), 19 (12 percent)
were rezoned to (RS-5) and subdivided since 1986, while the remaining 26 (17 percent)
are legally non-conforming. See Appendix 8.
The largest group of lots (64) are those that are between 6,000 ft²/557 m² and
6,999 ft²/650 m².
Six lots have lot areas of 8,000 ft²/743 m² or larger, and therefore, could be considered
potential candidates for rezoning to RS-5 and subsequent subdivision mostly into two lots
each, including the property next to the applicant property.
Two other issues must be noted in regard to an analysis of lot size in the neighbourhood
analysis area.
 Of the lots mentioned above that are larger than 8,000 ft²/743 m², one is also in
engaged in a rezoning/subdivision application (467 E. Eighth Ave.).
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 An anomalous 7 ft./2.1 m. strip of City-owned land exists at the front of the
applicant property, making this property that much “shorter” than the remaining
properties in the block.

Staff have determined that this 476 ft²/44 m² property is surplus to the City’s needs
and could be sold to the owner of 487 E. Eighth Avenue for consolidation with the
existing property. Were this to happen, the proposed subdivided lots would be 238
ft²/22 m² larger than what has so far been described.
Lot Frontage Characteristics
About 10 percent (12) of the lots in the study area are close to the same width or narrower
than the lots proposed in the subject application (33.98 ft./10.4 m.). Two of those lots abut
the subject site, having been created following a rezoning/subdivision process in 1997.
The largest group of lots (64) have frontages 50-55 ft (15.2-16.9 m), with the second
largest group (37) being those lots with frontages 57-70 ft (17.4-21.3 m). See Appendix 8.
Lots within the same block
In the block within which the subject property is located (bounded by E. Eighth Ave.,
Wells Gray Pl., McDonald St. and Braid St. – see map in Appendix 9) there are 13
properties not counting the subject property; 12 not counting the Church property at 520
McDonald St.
The proposed lots would be essentially identically sized to the 4 abutting southerly
properties but approximately 1,100 to 3,000 ft²/102 to 279 m² smaller than most of the
remaining properties. In regard to frontage it would be identical to the 2 abutting southerly
properties but considerably smaller than the remaining properties.
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House Age
The average age of the housing stock in the study area is 56 years old, with more than half
the buildings (68 percent/104 buildings) having been built post Second World War, with
27 percent (42) having been built since 1980. Thus, mid-century and newer homes
predominate in the neighbourhood.
Two houses are on the Heritage Resource Inventory, one of which (473 E. Eighth Ave.)
was part of a rezoning/subdivision in 2002 (including 438 Braid St.). As such, it is likely
that the stock will experience some redevelopment pressure over the next 20 years. Of the
older properties, most are in fair to very good condition and only a few are in poor
condition.
TRANSIT SUMMARY
Transit Facility
SkyTrain Station:

Service Level

Frequent Transit Network: 10 min service
Transit Stop 30 min – 1 hour service

Distance
1 km (Braid Station)
2.8 km (Eighth Ave & Sixth St.
100 m

REZONING APPLICATION PROCESS
The application has been through the following steps, to date:
 Reviewed by multi-departmental Development Review Committee (May 7, 2013)
 Preliminary Information Report to Council (July 8, 2013)
 Made an information presentation to APC (July 16, 2013)
 Presented his application to the Massey-Victory Heights Residents Association
(September 26, 2013)
 Held a public open house for the neighbourhood (October 17, 2013)
Following the APC review at the November 19, 2013 meeting the next steps in the
rezoning process are:
 Submission to Council of the Minutes of the November APC meeting along with a
report regarding First and Second readings of the Zoning Bylaw amendment
(December or January).
 If Council gives First and Second Readings at that time, a Public Hearing will be
held in January or February
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CONCLUSION
An application has been received to rezone the property 47 E. Eighth Avenue from Single
Detached Dwelling Districts (RS-1) to Single Detached Dwelling Districts (Small Lots)
(RS-5) in order to allow the subdivision of the property into two lots. The purpose of this
report is to provide information to the Advisory Planning Commission on this rezoning
application.

Report Author

David Guiney,
Senior Planning Analyst
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APPENDICES
1. Site Context Map
2. Comparison of (RS-1) and (RS-5) Zones
3. Proposed Streetscape Drawing
4. Proposed Site Plan
5. Map of 154 Properties Around 487 E. Eighth Ave.
6. Table of Statistics from Neighbourhood Study Area
7. Map Showing (RS-5) Properties in the Vicinity of 487 E. Eighth Ave.
8. Tables of Lot Sizes and Frontages in Neighbourhood Study Area
9. Map of City Block Around Applicant Property
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Appendix #1 - Site Context Map

487 E. Eighth Ave.

Zoning Legend: Yellow - Single Detached Dwelling; Red - Commercial/Mixed Use; Orange - MultiFamily; Blue - Institutional; Beige - Townhouses
A larger map with more information is attached further in the Appendix
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Appendix #2
COMPARISON OF EXISTING AND PROPOSED ZONING
Regulation
Uses:

Front & rear setbacks:
Side setbacks:
Accessory site coverage:
Principal bldg. site coverage:
Height:
FSR:
Minimum lot size:
Off-street parking:

RS-1

RS-5

Single Detached Dwelling, 2 boarders or
lodgers, 4 foster children, 8 child care
children, 1 secondary suite, home based
businesses, public utilities, women’s transition
houses, accessory buildings
20% of lot depth, to max. requirement of 25
ft./7.6 m.
10% of lot frontage. Minimum allowed 4
ft./1.2 m. Maximum required 5 ft./1.5 m.
10% of site area each for detached & attached
35% of site area
25 ft./7.6 m. to roof midpoint. 35 ft./10.7 m. to
roof peak
0.50 of site area
6,000 ft²./557 m²
1 parking space for principal unit & 1 space
for secondary suite

Same as (RS-1)

Same as (RS-1)
Same as (RS-1)
Same as (RS-1)
Same as (RS-1)
Same as (RS-1)
Same as (RS-1)
4,000 ft²/372 m²
Same as (RS-1)
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Appendix #3 – Proposed Streetscape
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Appendix #4 – Proposed Site Plan
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Appendix #5 - 154 Properties Around 487 E. Eighth Avenue

312

Appendix #6 – Table of Statistics from Neighbourhood Study Area
487 E. Eighth Ave. - Neighbourhood Analysis Area
154

Properties analyzed
Zoning

127
90
37

Zoned (RS-1)
Zoned (RS-1) & >6K

82%
58%
24%

2
25

Zoned (RS-1) & <6K (i.e. legal non-conforming)
Zoned (RS-2)
Rezoned (RS-5) (1981-2012)

1.3%
16%

0.78

per year

12
27
39

Created by subdiv. 1945 - 1980
Created by subdiv. 1981 - 2012
Lots <6,000 s.f. created by subdivision since 1945

8%
18%
25%

0.17
0.84
0.38

per year
per year
per year

Land Use
105
38
7
1
2
1

House
House with illegal suite*
House with legal suite
Duplex
Duplex with illegal suite
Church

68%
25%
4.5%
0.6%
1.3%
0.6%

* more illegal suites may exist, unknown to staff

Frontages
3
11
7
8
13
62
18
6
15
3
3
2
3

<30 ft.
30 - 34.99 ft
35 - 39.99 ft.
40 - 44.99 ft.
45 - 49.99 ft.
50 - 54.99 ft.
55 - 59.99 ft.
60 - 64.99 ft.
65 - 69.99 ft.
70 - 74.99 ft.
75 - 79.99 ft.
80 - 99.99 ft.
>100
Average frontage:
Narrowest lot:
Next narrowest lot:
Widest lot:
Next widest lot:
Proposed lots:

1.9%
7%
4.5%
5.2%
8%
40%
12%
3.9%
10%
1.9%
1.9%
1.3%
1.9%
53.58
17.17
20.00
199.70
108.26
33.98

Proposed lots 33.98 ft.

ft.
ft. (315 Wells Gray Pl.)
ft. (507 Garfield St.)
ft. (520 McDonald St. - church)
ft. (808 Winthrop St.)
ft.

Lot sizes
1
5
5
11

<3,000 sq. ft.
3,000 - 3,999 sq. ft.
4,000 - 4,245 sq. ft.
lots < application properties

0.6%
3.2%
3.2%
7.1%

Proposed lots each 4,245 sq. ft.
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13
10
20
8
29
35
6
16
6
0
3
1
0
2

4,246 - 4,499 sq. ft
4,500 - 4,999 sq. ft
5,000 - 5,499 sq. ft.
5,500 - 5,999 sq. ft.
6,000 - 6,499 sq. ft.
6,500 - 6,999 sq. ft.
7,000 - 7,499 sq. ft.
7,500 - 7,999 sq. ft.

8%
6%
13%
5.2%
19%
23%
3.9%
10%

Subdividable properties
8,000 - 8,499 sq. ft.
8,500 - 8,999 sq. ft.
9,000 - 9,499 sq. ft.
9,500 - 9,999 sq. ft.
>10,000 sq. ft.
Average lot size:
Smallest lot:
Next smallest lot:
Largest lot:
Next largest lot:
Proposed lots:

3.9%
0%
1.9%
0.6%
0%
1.3%
4,482
2,625
3,619
17,685
10,151
4,245

sq. ft.
sq. ft. (507 Garfield St.)
sq. ft. (515 McDonald St.)
sq. ft. (520 McDonald St. - Church)
sq. ft. (491 E. Eighth Ave.)
sq. ft.

House Ages
built/yr
1
4
13
9
16
23
20
21
5
18
14
10
88

before 1900
1900 - 1909
1910 - 1919
1920 - 1929
1930 - 1939
1940 - 1949
1950 - 1959
1960 - 1969
1970 - 1979
1980 - 1989
1990 - 1999
2000 - 2012

0.6%
2.6%
8%
6%
10%
15%
13%
14%
3.2%
12%
9%
6%
Average building* age:

Oldest house:
Next oldest house:
Newest house:
Age range of buildings:
Existing house on applicant property:

1957
1897
1908
2012
116
1950

0.4
1.3
0.9
1.6
2.3
2.0
2.1
0.5
1.8
1.4
1.0

Subject property house built 1950

(*includes church built 1956)
(451 E. Eighth
Ave.)
(3 houses)
(510 Amess St.)
years

Periods of Building
bldgs
27
80
47

Three Periods
1897 - 1929
1930 - 1969
1970 - 2012

18%
52%
31%

33
40

43

0.8
2.0
1.1
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Appendix #7
Map Showing (RS-5) Properties in the Vicinity of 487 E. Eighth Ave.

RS-5 properties outlined in yellow. All other properties zoned RS-1
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Appendix #8
Table of existing single detached lots, by lot size
Lot area
Number of lots Percentage of total
2,625 - 4,399 ft²/279 – 418 m²
17
11
4,400 - 5,999 ft²/418 – 557 m²
45
29
6,000 - 6,999 ft²/557 – 650 m²
64
42
7,000 - 7,999 ft²/750 – 743 m²
22
14
8,000 ft² +/743 m² +
6
4
Totals
154
100

Table of existing single detached lots, by lot frontage
Site Frontage
<30 – 35 ft./<9.1 – 10.7 m.
37.5 - 49.9 ft./11.4 – 15.2 m.
50 - 55 ft./15.2 – 16.8 m.
57 - 70 ft./24.4 - > 30.5 m.
>70 ft./21.3 m.

Number of Lots
15
27
64
37
11

Percentage of total
10
18
42
24
7
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Appendix #9
Lots within the same block
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date: November 19, 2013

From:

John Stark, Senior Social Planner

File:

Subject:

Proposed Group Child Care at 57 Seventh Avenue – Rezoning
Submission

REZ00051

PURPOSE
A revised application has been submitted to the Development Services Department to
rezone the properties located at 57 Seventh Avenue from Single Detached Dwelling
Districts (RS-1) to Comprehensive Development District (Grace Hall) (CD-36) to allow
an expanded child care program. More specifically, this proposal would see the addition
of 16 children on the upper floor of the existing building for a total of 41 children aged 30
months and older. A rezoning application is required to bring the existing legally nonconforming use into conformity.
The purpose of this report is to provide information to the Advisory Planning
Commission (APC) on the proposal and application.
BACKROUND
Applicants:

David Chen and Joyce Ko, Cambridge Montessori

Architect

Hazen Sise, MAIBC

Site Characteristics:

Frontage: 27.43 metres (89.99 feet)
Depth: 28.64 metres (93.96 feet)
Site Area: 785.60 square metres (8,456.08 sq. ft.)

OCP Land Use
Designation:

RL – Residential Low Density

Existing Zoning:

Single Detached Dwelling Districts (RS-1)

#480285
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Proposed Zoning

-2Comprehensive Development District (Grace Hall) (CD-36)
Based on Public and Institutional Districts (Low Rise)(P-1)

APPENDICES ATTACHED TO THIS REPORT

1

Title
Site Context Map

2

Proposed Site Development Plans

3
4
5

Title
Draft Comprehensive Development
District (Grace Hall) (CD-36)
Site plans for Previous Options
Sustainability Report Card

SITE CONTEXT
The subject site is located at the corner of First Street and Seventh Avenue and is in the
Glenbrook North neighbourhood. A site context map is attached in appendix #1.
The property currently accommodates Grace Hall, which is a legally non-conforming use
within an existing two storey building. The lower floor is used for a group child care and
pre-school program with 25 children and the upper floor is occasionally used by
community groups for activities, events and meetings. Grace Hall was constructed in
1954.
The property is bordered on all four sides by single detached dwellings. Herbert Spencer
Elementary School is located one block away to the south and multi-unit residential
buildings (zoned RM-2 and RM-5) are located one block away to the east. Access to the
property is currently by First Street and by Seventh Avenue.
The table below shows estimates of walking distances from the subject site to the nearest
transit facilities.
Transit Facility
Skytrain Station
Frequent Transit
Network
Transit Stop

Service Level

Distance
> 1 km
> 1 km

20 minute service

260 m

POLICY CONTEXT
The Official Community Plan (OCP) (2011) designates this site (RL) Residential - Low
Density which is described as:
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This area will contain low density residential uses including single detached
houses, houses with a secondary suite, duplexes, detached townhouses, low density
multiple family uses, churches and may contain small scale local commercial uses
such as home based businesses and corner stores.
The OCP also “encourages the provision of child care as an essential community-based
service” and states: “Parents need licensed child care choices closer to home and the City
needs to facilitate alternatives in child care (e.g., supported and group child care
initiatives).”
The City’s Child Care Strategy (2009) supports the development of “a comprehensive
child care system which reflects the needs of all families and children that require care
and who can benefit from participation in quality early childhood development and
family strengthening programs.” Since the development of the strategy, there has been a
significant increase in the number of licensed child care spaces serving children 30
months to five years of age.
Zoning Non-Conformity
The subject site has been used for small scale public assembly and child care uses for
many years. The use of the site is lawfully non-conforming in accordance with Section
911(1) of the Local Government Act. As a result, the site is entitled to continue to be
used for such purposes until such time as an owner chooses to discontinue them.
The use of the site has been classified as a small scale public assembly use and the range
of uses which could be permitted on this site is quite broad. Essentially any use which
involves the gathering of a number of persons having a common interest or purpose
would be allowed. Such permitted uses could include a dance hall, instruction in a
classroom or studio setting, religious or social gatherings, and wedding events. The
owner is also entitled to use the entire existing building for any of the uses presently on
the site. As such, the owner could, without a rezoning application, use the entire building
for a child care use.
This site is also lawfully non-conforming in regards to the siting of the building and the
provision of on-site parking. The building siting and the parking situation are entitled to
remain for the life of the building.
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PROPOSALS
Initial Proposal
In January 2011, the applicants purchased Grace Hall with the intent of expanding the
existing child care operation from 25 to 50 children. The applicants subsequently applied
to rezone the property.
As part of the notification for the Advisory Planning Commission meeting on March 15,
2011, staff received several pieces of correspondence and phone calls citing concerns
with the application. The identified concerns related to the previous owner and the
transportation assessment.
Concerns related to the previous owner included: inadequate screening of the parking
area; lack of maintenance of the grounds; parents who idle their cars and park in front of
neighbouring properties; poorly contained garbage; and unpaved parking area which
contributes to dust during the dryer summer months. Concerns related to the
transportation assessment included: the off-street parking as configured was not workable
and three of the off-street parking spaces were not in compliance with the Zoning Bylaw.
As a result of the concerns raised, the applicants decided to place their application on
hold. In the meantime, the applicants reduced the number of pre-school (half-day) spaces
from 20 to 10. Given that pre-school has two drop-off and pick-up times daily, this
measure was intended to reduce traffic and parking demand. The applicants also added
landscaping, installed paving stones to reduce dust, instituted parking regulations and
purchased proper garbage receptacles.
Revised Proposal
On July 8, 2013, a report was received by Council advising that a revised proposal had
been submitted by the applicants for this site. After initial discussions with neighbours
and staff, the applicant put forth two options for community consideration. These options
proposed a child care operation for 45 children with differing parking numbers and
access and circulation arrangements. The site plans for these previous options are
attached in appendix #4.
These two options were presented to the Advisory Planning Commission on September
17, 2013 for information. Subsequently, these options were presented at a community
open house on October 5, 2013. More details on the feedback received at the open house
are discussed in the analysis section later in this report. Based on discussion at the open
house and feedback forms received, the applicants have revised their application once
again and arrived at the current proposal.
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Current Proposal
In the current revision to the application, it is proposed to further reduce the maximum
number of children to 41 spaces. This would see the addition of 16 children aged 30
months and older on the upper floor. The applicants are also proposing to limit the
number of half day child care spaces, which have two drop-off and pick-up times daily,
to eight of the 41 spaces.
The applicants are also proposing to close off the vehicle entrance off of First Street and
to limit on-site parking to staff use only. The staff parking area would provide for five
parking spaces and use a “hammerhead” turnaround which would require vehicles to
enter and exit using Seventh Avenue. To accommodate drop-offs and pick-ups of child
care children, the applicants are proposing five on-street loading spaces on both First
Street and Seventh Avenue. A copy of the current site plan is attached in appendix #2.
The applicant is proposing to rezone the property from the existing Single Detached
Dwelling Districts (RS-1) to Comprehensive Development District (Grace Hall) (CD-36).
A draft copy of the proposed Comprehensive Development District is attached in
appendix #3.
Additionally, the applicants are still required to consolidate the two lots which comprise
the property and to undertake building upgrades and modest interior renovations to
accommodate the additional children.
ANALYSIS
Permitted Uses
This rezoning application is being pursued by the applicants in order to bring the existing
lawfully non-conforming land use into conformity with the Zoning Bylaw. Currently, the
child care operation would be permitted, along with a wide range of other small scale
public assembly type uses, including art and dance classes and group meetings such as
guides and scouts as non-conforming uses under section 911(1) of the Local Government
Act. This rezoning application would provide more certainty to the owner, staff and the
community as to the uses which would be permitted on the site.
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Staff is encouraging the applicant to rezone the property for several reasons.
• First, it offers an opportunity to clarify, through a customized Comprehensive
District (CD), the specific uses which would be permitted on this site. This would
provide clarity for the applicants, neighbours, the community and staff as to what
would be expected on the site.
• Second, it allows a clearer understanding as to what the land use impacts on
adjacent properties and the community could be. For example, child care is often
preferable to other small scale public assembly type uses such as dance or music
lessons, meetings and party rentals, which might be loud and tend to occur during
evenings and weekends. By comparison, child care typically closes by 6:00 p.m.
and does not operate on weekends and statutory holidays, which are when
residents are typically home. A child care use would be closed for a minimum 115
days per year.
• Third, it allows an opportunity for a dialogue with neighbours, the community and
staff to look for opportunities to mitigate any impacts and to regulate as many of
those items within the CD zoning as possible.
Community Consultation to Date
The application, which proposed 45 child care spaces, was discussed at the Glenbrooke
North Residents’ Association (GNRA) on September 12, 2013. The motion passed by the
GNRA was as follows:
Moved by Tom Lockhart, seconded by Clarissa Sprancis:
“Motion for GNRA to write a letter to the City requesting that they do not approve
the increased daycare spaces until the traffic problems are solved”.
Request to amend the motion by Matt Church, seconded by Dave Beatty:
“That the GNRA does not support the expansion of the daycare facility at 57
Seventh Ave (known as Cambridge Montessori) due to its size (number of daycare
spaces), density (amount of daycare spaces in relation to property size) and
negative impacts on neighbourhood livability.”
On October 5, 2013 the applicants held a community open house at Grace Hall. The
applicants and staff were in attendance to provide information and answer questions. The
meeting was attended by over 20 neighbours, 16 of which completed a feedback form.
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The vast majority of feedback form respondents who answered the questions were in
support of designating on-site parking for staff use only (13 or 93%) and using on-street
loading zones for drop-offs and pick-ups (12 or 80%). Most respondents were also in
support of closing off the drive aisle that exits onto First Street; incorporating a
turnaround in the existing on-site parking area; and reducing the number of child care
spaces. Additionally, respondents raised concerns about traffic speeds, with some calling
for the installation of traffic humps on First Street, and the traffic island, which was seen
as problematic. These concerns have been communicated to Engineering.
Based on the open house feedback form results of October 5, 2013, the applicants met
with City staff to explore ways to respond to resident suggestions and concerns. As a
result of this meeting and follow-up discussions, the applicants have made the following
changes to their proposal:
• To reduce the proposed number of child care spaces from 45 to 41. More specifically,
the applicants are proposing to have 25 child care spaces on the lower floor, eight of
which would be half-day, and 16 child care spaces on the upper floor of Grace Hall.
• To close off the drive aisle exiting on to First Street; to designate on-site parking for
staff use only; and to incorporate a ‘hammerhead’ turnaround in the existing on-site
parking area. This will significantly limit on-site traffic and parking and reduce its
associated impacts on the neighbouring properties at 705 First Street and 53 Seventh
Avenue.
• To extend the outdoor play space to the north (using the existing drive aisle exiting on
to First Street) and to incorporate landscape features. This will not only better buffer
the neighbouring property at 705 First Street but it will provide a larger outdoor play
space for child care children.
• To provide on-street loading zones (adjacent Grace Hall) on First Street and Seventh
Avenue similar to that seen used for other child care operations within the City. In
total, five on-street loading zone spaces are proposed, which, given the extended
drop-off and pick-up times for full-day child care and the limited number of half-day
spaces, should be able to accommodate anticipated demand.
On November 4, 2013, staff met with a group of neighbouring property owners to discuss
the revised proposal. At this meeting, there was general support for the changes made to
proposal in response to the open house feedback. There were also several additional
suggestions; the most significant of which was to reduce the width of the pedestrian
access adjacent 705 First Street in order to provide for a landscaped buffer. It was felt
that such a buffer would enhance privacy and help mitigate noise.

324

City of New Westminster
November 19, 2013

-8-

Other suggestions included: installing a curb in the vicinity of the hammerhead
turnaround to inhibit turning vehicles from potentially damaging adjacent fences;
installing signage to demarcate the on-street loading zones and indicating the hours when
they would be in effect (e.g., 7:30 a.m. to 6:00 p.m., Mondays to Fridays); and
incorporating child care hours into the business license.
In response, the applicants have reduced the width of the pedestrian access adjacent 705
First Street and incorporated a landscape buffer.
Summary of Application Changes since Initial Application
The table below summarizes the revisions to the proposal and application since it was
first received in January 2011.
Initial Application
Number of Child
Care Spaces
Number of On-site
Parking Spaces
Number of OnStreet Loading
Spaces
Number of Vehicle
Entries
Outdoor Play
Space

50 child care spaces
(20 half-day spaces)
7 parking space

Revised
Application
45 child care spaces
(10 half-day spaces)
7 parking spaces

0

Potentially 5

Current
Application
41 child care space
(8 half-day spaces)
5 parking spaces for
staff only
5

2

2

1

Existing Area

Existing Area

Increased Area

Traffic and Parking
The revised proposal provides five on-site parking spaces which would be designated for
staff use only. These parking spaces would be served by a drive aisle entering from and
exiting on to Seventh Avenue and a ‘hammerhead’ turnaround. Two of the proposed
spaces would be for compact cars.
The revised proposal also provides five on-street loading zone spaces. Loading zones are
used by other group child care centres in New Westminster. Given that drop-offs and
pick-ups associated with full-day child care occur over a one-and-a-half to two-hour
window in the morning and afternoon, this serves to balance out demand for parking for
these purposes. Additionally, some parents will be dropping-off and picking-up more
than one child (i.e., siblings) or walking their child(ren) to the child care centre. The
applicants report that 13 parents are currently walking their child(ren) to the centre.
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The transportation assessment for the APC proposal of March 15, 2011, which was
conducted by Bunt & Associates and for a child care operation with 50 children,
including 20 pre-school children, concluded that “the net increase of traffic generated by
the proposed development is considered insignificant and can be accommodated by the
existing road capacity.”
Comprehensive Development District
The applicants have proposed to use a Comprehensive Development District for the
proposed application. A Comprehensive Development District needs to be used for
several reasons:
• there are no conventional zoning districts in the Zoning Bylaw which would
permit only a child care use. Zoning this site to a conventional institutional zoning
district such as Public and Institutional Districts (P-1) would also allow the site to
be used for cemeteries, churches, colleges, hospitals and several other uses which
could be problematic on the subject site;
• there are no conventional zoning districts in the Zoning Bylaw which would allow
the existing property to revert to a single detached dwelling district should the
owner cease operation of the child care use;
• there are several required variances from the general off-street parking
requirement in the Zoning Bylaw which are related to the lawful non-conforming
siting of the existing building.
Staff have developed a draft copy of the Comprehensive Development District (Grace
Hall) (CD-36) which is attached in appendix #3.
This zoning district would only permit the site to be used for two purposes; either child
care or a single detached dwelling. This district would permit accessory uses associated
with a child care operation such as parent education nights or Christmas concerts.
This zoning district also exempts the child care operation from the bylaw provisions
which cannot be met because of the existing lawfully non-conforming siting of the
building referenced above.
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The comprehensive development district establishes setbacks based primarily on the P-1
zoning districts. A comparison of the setback requirements in the P-1 and RS-1districts
with the proposed CD districts requirements is summarized in the table below.

Front
Side (south)
Side (north)
Rear

P-1
25 feet
25 feet
15 feet
25 feet

RS-1
18.79 feet
5 feet
5 feet
18.79 feet

Proposed / Existing
24.28 feet
15 feet
15 feet
25 feet

The Comprehensive Development District would also revise some of the general parking
standards to accommodate the existing building and the proposed site plan as follows:
Description of Regulation
150.28 Required number of on-site
parking spaces
150.42 Distance of parking spaces
from window of room used
for habitable purposes
150.43 Separation of drive aisle
from wall
150.46b Parking location distance
from interior side lot line

Requirement
8 spaces

Proposed
5 spaces

10 feet

6 feet (estimated)

1 foot

0 feet

5 feet

0 feet

Sustainability Report Card
A Sustainability Report Card has been received for this proposal. The report card and a
brief summary are attached in appendix #5.
The proposal is supportive of Envision New Westminster 2032 (May 2013). More
specifically, it supports the following description of success: “There is convenient access
to affordable, quality child care which facilitates child development and enables parents
to work and contribute to the local economy.”
PROCESS
The next steps in the development application review process are outlined below:
1.
2.
3.
4.

Planning Staff Review (Ongoing);
Preliminary Report to Council (July 8, 2013);
Presentation to the Glenbrook North Residents’ Association (September 12, 2013);
Advisory Planning Commission (APC) Land Use Presentation (September 17, 2013);
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5. Applicant Held Open House (October 5, 2013)
6. Meeting with Neighbouring Property Owners (November 4, 2013);
7. Return to APC for Rezoning Submission (November 19, 2013);
8. Forward to Council for Consideration of 1st and 2nd Readings;
9. Public Hearing;
10. Final Adoption.
CONCLUSION
A revised proposal has been received regarding the application to rezone the property at
57 Seventh Street from Single Detached Dwelling Districts (RS-1) to Comprehensive
Development District (Grace Hall) (CD-36). In response to suggestions from neighbours,
the applicants have made significant changes to their proposal and application to address
cited suggestions and concerns. The applicants propose to continue to use the site for a
child care program.
Authors:

John Stark,
Senior Social Planner

Michael Watson,
Planning Technician

:js/mw
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Appendix #1: Area Map

57 Seventh Avenue
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Appendix #2: Current Proposed Site Development Plans
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Appendix #3:Draft Comprehensive Development District (Grace Hall) (CD-36)
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1036.

Comprehensive Development District (57 Seventh
Avenue) (CD-36)

1036.1

The intent of this district is to allow a multi-service child care operation with
a total of 41 licensed spaces at 57 Seventh Avenue.

Permitted Principal Uses
1036.2

The following principal uses and no others shall be permitted in the CD-36
district:

1036.3

Child Care;

1036.4

Single Detached Dwelling to Single Detached Dwelling Districts (RS-1)
Standards.

Permitted Accessory Uses
1036.5

The following accessory uses and no others shall be permitted in the CD-36
district:

1036.6

Accessory uses to a Child Care use, provided they are limited only to uses which
include children enrolled in a child care program on site, and direct relatives
and caregivers of children enrolled in a child care program on site.

Conditions of Use
1036.7

There shall not be more than 41 child care children in a child care use at any one
time.

1036.8

There shall not be more than eight child care children which attend a program
which is less than a full day in a child care use at any one time.

Front Yard
1036.9

A front yard shall be provided of not less than 7.4 metres (24.28 feet).

Rear Yard
1036.10

A rear yard shall be provided of not less than 7.62 metres (25 feet).

Side Yards
1036.11

Side yards shall be provided of not less than 4.57 metres (15 feet).

Height
1036.12

The height of buildings shall not exceed 7.62 metres (25 feet).

Density
1036.13

The floor space ratio shall not exceed a factor of 0.5.

Site Coverage
1036.14

All principal buildings, including structures such as decks, balconies and
canopies, in total shall not cover more than forty percent (40%) of the site area.

1036.15

All detached accessory buildings in total shall not cover more than ten percent
(10%) of the site area.

Document #484401
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Off-Street Parking
1036.16

Off-Street parking shall be provided and maintained in accordance with the
provisions of Section 150 of this Bylaw, except the following:
a)

Five off-street parking spaces shall be provided, of which no more than
two spaces may be compact spaces;

b)

Despite Section 150.42 of this Bylaw, parking shall be permitted within
3.05 metre (10 feet) of a window of a room used for residential purposes
of which the sill is less than 6 feet above the level of the parking space so
long as parking is provided in accordance with the site plan attached to
and forming part of this zoning district;

c)

Section 150.43 shall not apply provided that parking is provided in
accordance with the site plan attached to a forming part of this zoning
district;

d)

Section 150.46.b shall not apply provided that parking is provided in
accordance with the site plan attached to a forming part of this zoning
district;

e)

Despite requirements elsewhere in this bylaw, landscaping and screening
shall be provided in accordance with the site plan attached to and
forming part of this zoning district.
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Site Plan: 57 Seventh Avenue (Grace Hall)
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Appendix #4: Site plans for Previous Options
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Appendix #5: Sustainability Summary and Report Card
A Sustainability Report Card has been received for this proposal and is included below.
The proposal demonstrates support of the City’s environmental sustainability objectives
in terms retention of an existing building, retention of existing tree on site, provision of
child care as a public amenity and enabling parents to contribute to the local economy.
Development Services staff will continue to work with the applicants to look for further
sustainable opportunities. The following table summarizes key attributes:
Environment
Social and Cultural
Highlights of the proposal:
Retaining existing trees
Provision of child care
as a public amenity
Retaining existing
Includes references to
building
historic use

Economic
Creation of F/T and P/T
jobs
Allows parents to
contribute to local
economy

Conversion to Energy
Star Appliances
Items not pursued in the proposal:
Various items need to
be explored further with
the applicants
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