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ADVISORY PLANNING COMMISSION
Tuesday, June 20, 2017 at 6:30 pm
Council Chambers

MINUTES
VOTING MEMBERS PRESENT:
Peter Hall
Christa MacArthur
Darlene Carty
Laura Cornish
Margaret Fairweather
Andrew Hull
Tobi May
Alex Sweezey

- Chair, Community Member
- Vice-Chair, Community Member
- Community Member
- Community Member
- Community Member
- Community Member
- Community Member
- Community Member

REGRETS:
Richard Carswell

- Community Member

GUESTS:
Larry Kerr
Stu Lyon
Jason Wegman

- Urban West Projects Inc. (Item 4.1)
- GBL Architects (Item 4.1)
- PWL Landscape Architects (Item 4.1)

STAFF:
Rupinder Basi
Lauren Klose
Lynn Roxburgh
Mike Watson
Heather Corbett

- Senior Planner
- Planner
- Senior Planner
- Planner
- Committee Clerk

The meeting was called to order at 6:32 p.m.
1.0

ADDITIONS TO AGENDA

1.1

There were no additions.
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2.0

ADOPTION OF MINUTES

2.1

Adoption of the minutes of Tuesday, May 9, 2017
MOVED AND SECONDED
THAT the minutes of the May 9, 2017 Advisory Planning Commission minutes be
amended as follows:
• On Page 7, bullet 6; federal be revised to “provincial”; and,
THAT the minutes be adopted as amended.
CARRIED.
All members of the Commission present voted in favour of the motion.

2.2

Adoption of the minutes of Tuesday, May 16, 2017
MOVED AND SECONDED
THAT the May 16, 2017 Advisory Planning Commission minutes be adopted, as
presented.
CARRIED.
All members of the Commission present voted in favour of the motion.

3.0

INFORMATION PRESENTATIONS

3.1

There were no items.

4.0

REZONING

4.1

628, 616, 612, 618 Carnarvon; 50, 36 Sixth Street, 615 and 637 Clarkson:
Proposed Rezoning Application
Mr. Mike Watson Planner, summarized the report dated June 20, 2017, regarding
the Rezoning and Special Development Permit Applications for a 33 storey mixed
use high-rise development at 618 Carnarvon Street, with an accompanying pocket
park at the southeast corner of the site and encapsulation of the SkyTrain
guideway.
In response to questions from the Commission, Mr. Mike Watson provided the
following information:
• The McLeod Block is not a designated heritage building;
• The City’s rezoning process allows each individual application to be
evaluated on its own merits, so this development would not necessarily set
precedent for height of other buildings in the neighbourhood;
• The unique circumstances that have been referenced by the applicant for
consideration of additional density include the amenities provided, such as:
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•
•
•

•
•

o The pocket park at 6th and Clarkson;
o Encapsulation of the SkyTrain tracks, which has acoustic benefits
and is a unique and costly benefit;
o A $2.9 million cash contribution towards public serving amenities;
o Provision of a townhouse development in the downtown;
o Greenspaces to be looked upon by surrounding towers; and,
o Improvements to the streetscape;
The voluntary amenity contribution amount is equivalent to recent projects
and is consistent with density bonus rates within the Phase 2 Density Bonus
program;
A traffic impact study has been conducted for the proposed development,
and the City’s Engineering department is satisfied with the results;
Information about the development has been circulated to all possible
stakeholders, including:
o The Superintendent of District 40 Schools;
o The Chair of the Board of Education;
o The Residents’ Associations;
o The Heritage Preservation Society;
o The Vancouver Fraser Port Authority; and,
o Owners and occupants within 100 metres of the subject site.;
The Applicant is coordinating all matters of the encapsulation of the
SkyTrain guideway and subsequent responsibilities for the safety of the
track with TransLink, who have an approval process to be followed; and,
In the cases of two other recent developments which exceeded the density
bonus phase 2 policy, the amenity contributions were requested by the City
(800 Block of Agnes) and were proposed by the developer (813 Carnarvon
Street).

Mr. Larry Kerr, project proponent, Urban West Projects Inc., addressed the
Commission and discussed the design and planning process that had been
undertaken thus far and clarified decisions and concessions made to date, as
follows:
• The developers had re-planned the site to incorporate the SkyTrain
guideway and enclosed the tracks to mitigate noise;
• Relocated tower to the West of the site to improve views of neighbouring
buildings;
• Incorporated townhouses to increase alternatives for families;
• Provision of a privately owned, publically accessible pocket park;
• Made design changes to contrast the historical rather than mimic it and
meet the iconic guidelines; and,
• Engaged the community in the development process.
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Mr. Stu Lyon, GBL Architecture, provided a presentation (with visual boards)
summarizing details of the project, as outlined in the agenda package dated June
20, 2017.
Mr. Jason Wegman, PWL Landscape Architects, provided a presentation
summarizing details of the landscaping for the project and the pocket park, as
outlined in the agenda package dated June 20, 2017.
Mr. Lyon further demonstrated the massing of the planned building against other
density options, and provided comparatives of density and shadows.
In response to questions from the Commission, Mr. Lyon and Mr. Wegman
provided the following information:
• The Floor Space Ratios for the neighbouring Quantum and Point buildings
are 5.2 and 6.4, respectively;
• The dog facility on the Carnarvon side of the building would be accessible
from the street, however, as it would be within the building’s entry plaza, it
would be meant primarily for residents and likely be uncommon for the
public to use the facility;
• It is possible to grow mature trees in containers on podiums with
appropriate selection of species type and size;
• The species of tree will be chosen by the Landscape Architect, and the
Strata would be responsible for maintenance;
• It is normal for the price point of units to increase with the height of the
building, however it is difficult to control pricing in terms of investors
• The fence at the pocket park has been designed to be eight feet tall and is
intended to aid in dealing with CPTED issues, however there may be
further changes made to the fence in the design development phase;
• The fencing materials are likely to be black, powder-coated steel in order to
remain durable, with small pickets and winding planting through the
fencing to minimize appearance;
• The materials being used on the building are as follows:
o Lower section is brick cladding;
o Middle section is metal panel; and,
o Upper section is window wall;
• The brick wall on Clarkson Street is approximately 17 feet at its highest
point and the parapet is another 6 feet up after the break line;
• The team of professionals who will be involved in the SkyTrain
encapsulation have prior experience with these types of projects, having
completed similar projects over the SkyTrain in both New Westminster and
downtown Vancouver;
• There will be 252 units in this development, therefore approximately 500
people inhabiting the building (at an average of about two people per unit);
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• There will be approximately 400 bike parking spaces provided for the
building’s residents;
• The requirements for both commercial and visitor parking (approx. 1 space
per 50 sq. metres, as per Bylaw) have been met and will be provided below
grade; and,
• As Clarkson Street is a one-way street going west, all vehicles would have
to turn right out of the building’s parking driveway.
Mr. Kerr further elaborated about his firm’s dedication to building for the
community and the concessions they have made to the City and the community,
including:
• Enhancing the downtown pedestrian experience;
• Restoring viability in the downtown;
• Addressing heritage with design;
• Dealing with height and restrictions of neighbouring views in a sincere and
conscious way;
• Working collaboratively with the City and listening to the neighbourhood’s
concerns;
• Building with concern for sustainability – including installing a window
wall which meets ASHRAE guidelines;
• Re-designing the building to meet the City’s iconic guidelines; and,
• Providing a community garden at the base of the tower.
In response to further questions from the Commission, Mr. Watson provided the
following information:
• No previous discussion was held on the provision of rental or affordable
housing with this development in place of a cash contribution;
• The cash contributions from developments such as this are allocated to
specific City funds;
• The proposed development would sit in the school catchment areas of
École Qayqayt Elementary and Fraser River Middle School;
• The City has reached out to School District 40 to advise them of anticipated
growth well ahead of actual growth;
• The City accepts community contributions based on a prescribed sq. ft.
amount per density; and,
• TransLink’s process for encapsulation of the tracks requires different
phases of approval, which have occurred, and ultimately the Applicant must
have full approval before the Public Hearing.
Adam Finlayson, Resident, made a number of comments on the proposed
development:
• The proposed 17 ft. brick wall that forms part of this development would
create a terminal vista at the top of McKenzie Street, which will have an
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influence on how the space is perceived at the pedestrian level when
looking up McKenzie Street;
• The track encapsulation is a great addition to reduce noise, however there is
no mention of what effect this will have on residents living to the west of
the tunnel. Perhaps a study should be conducted to consider this noise
perspective; and,
• It would be worth ensuring that the minimum amount of soil allocated to
the trees on the podium adheres to the BC Society of Landscape
Architecture standards.
Vince Taylor, Resident and former business owner in New Westminster, supports
this development, commenting that the densification that this project will provide
is long overdue and will attract new families. He applauded the planning
department on pushing for family sized housing and reiterated that no matter how
tall the building is proposed to be, there should be no hesitation to build, citing
that traffic improves with density.
Gerard McMahon, Resident, expressed his disappointment that no consideration
was given to keeping the proposed tower on par with the 24 storeys of The Point
and noted that moving the tower West did put it in front of his current residence.
Grant Smith, Resident voiced his support for this development, noting that he and
his wife had recently been contemplating downsizing into something like a unit
within this building and they were therefore excited to see this opportunity. He
also noted appreciation for the concessions that have been made to the community.
The Chair called a second and third time for any additional speakers.
The Commission thanked the Applicants for the information and presentations and
noted the following comments:
• There is a sense that the process has been frustrating for the developers,
however it is evident that they have listened and molded the proposed
project with consideration of the neighbourhood’s concerns;
• Concern was expressed that the amenities being provided may be more
beneficial to the future residents than to the community;
• There may be an opportunity to put the amenity contribution towards a
possible non-profit partnership;
• The Pocket Park presents a number of concerns, including:
o It is questionable whether the retail/café space would be successful
in the park space with the fence as proposed;
o The Police station will be kitty corner and thus may not be very
welcoming and even pose a barrier to people using the park;
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• The wall on Clarkson Street garnered several comments:
o It is not very empathetic to neighbours to South – including the
Union Gospel Mission.
o The concerns raised by Mr. Finlayson about the Mackenzie Street
view are valid;
o The wall is perhaps an improvement upon the current view of the
tracks; and,
o Perhaps landscaping could be used to make a green wall over time,
as it would not require much irrigation, and would take away the
starkness;
• The developer has done well to make concessions for the neighbours’
views, however it should be noted that views are continually evolving and
there is a good chance that a purchased view could be lost;
• The 33 storeys may be a bit shocking, however towers have been
designated in the OCP for a long time and may be expected;
• Appreciation was expressed for the design of the development, including:
o The inclusion of brick and metal panels at the bottom of the tower,
so that the entire tower is not glass;
o Incorporation of townhouses to diversify housing types in the
Downtown;
o Consideration of ASHRAE guidelines for the windows, from both
greenhouse gases and hydro standpoints;
o The play spaces and greenspaces that have been included as
amenities; and,
o The SkyTrain encapsulation and subsequent reduction of noise for
residents and other buildings in the area;
• The design of the tree boxes should be thoroughly considered for suitability
of tree growth;
• The square footage of the 2-3 bedroom units is quite small, but suitable;
• The development appears to be a good fit for the Downtown community
plan;
• There is significant concern about the capacity of local schools, however
the Commission concedes that this issue is not under the City’s control;
• Traffic congestion does not appear to be a major concern, as there is plenty
of opportunity for walking and transit use in the neighbouring area;
• Density is a necessity for businesses to be successful, and it will be
important to work with the current commercial tenants to ensure they are
not lost to the City’s business scene;
• It is interesting to note that the City approved The Point at a greater FSR
than this proposal;
• Despite the increase in FSR, this project presents unique characteristics
such as the SkyTrain encapsulation and will benefit future owners;
• Overall, the proposed development outweighs the negatives.
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MOVED and SECONDED
THAT the Advisory Planning Commission recommend acceptance of the proposed
Special Development Permit and Rezoning applications; and,
THAT the Advisory Planning Commission receive the June 20, 2017 report for
information.
CARRIED
Christa MacArthur voted in opposition of the motion.
5.0

NEW BUSINESS

5.1

There were no items.

6.0

REPORTS AND INFORMATION

6.1

OUR CITY 2041: Official Community Plan Adoption Bylaw and Associated
Amendments to the Zoning Bylaw
Lynn Roxburgh, Senior Policy Planner, and Lauren Klose, Planner, summarized
the report dated June 20, 2017, regarding the final draft of the 2017 Official
Community Plan (OCP) and associated amendments to the Zoning Bylaw. Ms.
Roxburgh further discussed the engagement process and communications that
have gone out to the public.
Ms. Klose gave a presentation, covering the following information:
• The vision, policy areas and 12 goals being accomplished by the OCP;
• The land use designations and the associated information contained in the OCP
documentation;
• The land uses in the 22nd St Station area; and
• The Schedules to the OCP containing the Queen’s Park HCA, Development
Permit Areas and Community Plans for the Downtown and Queensborough.
Ms. Roxburgh further presented the infill housing implementation strategy that
was developed at the same time as the OCP, including information on:
• The new forms of infill housing and the proposed approaches and FSRs of
each;
• The design guidelines and approval process for infill housing; and,
• The next steps for implementation of the OCP.
Ms. Roxburgh summarized the 21 pieces of communication received from the
Public, as included in the Commission’s package:
• One (1) concern about the design of infill housing;
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• One (1) opinion stating that there should be more infill housing
accommodated;
• Two (2) requests for specific zoning changes (for an increase in entitlements);
• Four (4) requests for specific land use designation changes (for an increase in
density);
• Eleven (11) letters in support of the OCP;
• Two (2) petitions
o One (1) about fast tracking applications; and,
o One (1) about specific land use designation changes (for an increase in
density).
In response to questions from the Commission, Ms. Roxburgh provided the
following information:
• Laneway and carriage houses are permitted in the peach and yellow areas,
labeled RGO and RD, on the OCP map;
• The City has recently passed a stormwater management plan which looks to
achieve a target of 70% permeability for single family dwellings;
• Energy emissions are addressed in the OCP policy sections;
• Although there was much consideration and consultation about the 8th Avenue
corridor, how the density appears on the current land use designation map was
set with Council’s approval and is the version that will be brought forward for
public hearing and three readings;
• Carriage houses and coach houses are defined as the same type of infill
housing;
• The distinction between RGO (Ground Oriented Housing) and RT (Infill
Townhouse) land use designations is as follows:
o RT – allows townhouses and rowhouses;
o RGO – allows a mix of ground oriented infill housing, including duplexes,
townhouses, rowhouses and other similar types of dwellings;
• The enhanced transit corridor may not be officially recognized by TransLink,
however it is included in the City’s Master Transportation Plan, and is intended
to communicate to TransLink where enhanced service may be expected;
• Pre-zoning is a method that could be applied to the RT land use designation in
order to facilitate the development of townhouses, but this is not what the
bylaw amendment proposes; and,
• Fast-tracking is a method used to review and streamline the development
process. It is separate from pre-zoning.
In addition, the following comments were made by members of the APC:
• Consideration should be given to permeability and the types of materials used
for paving, especially with the width of pathways that are detailed in the design
guidelines;
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• Appreciation was given of the design guidelines for lighting, however
consideration should be given to the trend of soffit lighting and the amount of
encroachment onto neighbouring properties;
Mr. Rahul Chander and Mr. Jung Hun Kim, Residents, made a presentation
showing the location of their (and one other neighbour’s) houses and discussed
their request to designate their houses as RGO on the 2017 Official Community
Plan in order for there to be a gradual transition from the density of the low rise
housing across the street to the single family dwellings to the rear of their
properties. They also discussed the OCP process from the resident’s point of view,
expressing a lack of clarity about the types of housing and classifications.
Ms. Sukhi Puri, Resident, agreed with the previous speakers, expressing her
opinion that there had been a lack of clarity of housing types during the OCP
process. Ms. Puri discussed a petition that she and her husband had put together
asking that 25 properties east of Colborne Street be changed (back) to ResidentialGround Oriented Infill Housing (RGO), from Single-family dwelling.
Ms. Glenda Suffrone, Resident, thanked the City for all of the work that had been
put into the OCP thus far. She expressed concern about light pollution from
soffits, as had been brought up earlier by a Commission member. Ms. Suffrone
asked for more information about how the City expects the sets of three properties
on the West side of Eighth St, across from the high school, to move forward and
be turned into infill townhouses.
In response to comments raised by the speaker, Ms. Roxburgh responded that it is
expected that the three properties in each set work together. The townhouses
would only move forward if all three properties worked together. She further
explained that the intention would be for the infill townhouses to be turned in to
face the east-west street, not Eighth Street.
Mr. Ron Suffrone, Resident, expressed concern about the parking that would be
available if and when the intended density increases in the area of the City north of
Moody Park. He suggested that consideration be given to allowing laneway
housing above parking in order to get vehicles off the street. He stressed that
increased density equals increased people, and despite best intentions, more people
equals more vehicles, and therefore more parking demand. Mr. Suffrone also
discussed the much required amelioration of lanes if they are to be used as
walkways for laneway houses, citing his own as one that is in disrepair.
The Chair called a second and third time for any additional speakers.
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In response to questions from the Commission, Ms. Roxburgh provided the
following clarifications:
• A property owner would be required to apply for an OCP amendment and a rezoning application if they wish to change their property to a land use that is
different than what has been proposed in the OCP at the end of this process;
and,
• The difference between the RT and RGO designations, re-iterating that RGO
allows for a broad scope of development, with the intention to encourage
creative opportunities for infill housing, and allow many types of
configurations and housing on properties.
The Commission thanked Ms. Roxburgh and City Staff for the work that has gone
into this final draft of the OCP and made the following comments:
• The definition of a detached accessory dwelling unit is not included in the
package containing the zoning regulations;
• Zoning Bylaw 300.16 seems unclear as written;
• In the section referring to accessory dwelling units, clarification is needed to
define what they can’t be sold separately from;
• It was suggested that staff review the proposed Zoning Bylaw for consistency
and accuracy. For example, in the cases of singular vs plural language,
percentages being expressed in words vs figures, and general cleaning up of
the wording ;
• In particular instances of properties, gentle rather than drastic stepping of
density may be appropriate;
• Implementing the OCP may be an opportunity to influence building standards;
• It may be thoughtful for City staff to examine re-zoning applications on a case
by case basis and take into consideration the neighbouring properties;
• It is important to see this process as an ongoing project that can be
reconsidered in future years;
• It was noted that the end result of the OCP process appears to have delivered a
“very yellow map”, with a great deal of single-family detached, and at the lowend of possible density, and with higher density largely in areas that are loud
and busy;
• It was suggested that the final land use designation map is indicative that
feedback has been anti-density and it appears as though the density is
unequitable;
• It was noted that weighing community feedback on density with a social equity
lens would have given an interesting viewpoint;
• The move towards incorporation of infill housing was appreciated and deemed
ambitious;
• It was noted that the residential corridors along 6th and 8th avenues (that would
have been ideal for increased density) did not end up as high density as had
been desired; and,
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• It was suggested that a more equitable distribution of housing for all income
types, in all neighbourhoods would have delivered a more equitable OCP.
MOVED and SECONDED
THAT the Advisory Planning Commission recommend approval of the general
direction that the 2017 Official Community Plan has taken, but express concern
that the 2017 Official Community Plan be more ambitious in terms of increased
density.
CARRIED
Christa MacArthur voted in opposition of the motion.
MOVED and SECONDED
THAT the Advisory Planning Commission express concern over how little housing
choice has been afforded within the current draft of the 2017 Official Community
Plan.
MOTION DEFEATED
Darlene Carty, Margaret Fairweather, Andrew Hull, and Alex Sweezey voted in
opposition of the motion
MOVED and SECONDED
THAT the Advisory Planning Commission recommend that the proposed
amendments to Official Community Plan Zoning Bylaws be presented to Council
for first and second readings.
CARRIED
All members of the Commission present voted in favour of the motion.
7.0

CORRESPONDENCE

7.1

Correspondence re: OUR CITY 2041
MOVED and SECONDED
THAT the Advisory Planning Commission receive the report and correspondence
associated with the Official Community Plan Adoption Bylaw for information.
CARRIED
All members of the Commission present voted in favour of the motion.

8.0

NEXT MEETING
The next Advisory Planning Commission meeting is scheduled for Tuesday, July
18th, 2017 in Council Chamber, City Hall.
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9.0

ADJOURNMENT

ON MOTION, the meeting adjourned at 10:25 p.m.

Peter Hall
Chair

Heather Corbett
Committee Clerk
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date:

July 17, 2017

From:

Jim Hurst
Development Planner

File:

REZ00113

Subject:

1005 Ewen Avenue: Rezoning from Local Commercial Districts (C-1) to
Queensborough Townhouse Districts (RT-3) and Local Commercial Districts
(C-1)

RECOMMENDATION
THAT the Advisory Planning Commission recommend that New Westminster City
Council support this rezoning application.

PURPOSE
This applicant proposes to rezone the site to allow a 23 unit townhouse project and a 3,226
square foot (299.7 square metre) commercial building. The purpose of this report is to provide
information to the Advisory Planning Commission for their consideration of this application and
to seek a resolution of support for the project.
BACKROUND
Applicant:
Development Permit
Area Designation:
Existing Zoning:
Proposed Zoning

Tien Sher Homes
Commercial and Mixed Use Development Permit Area #1 Queensborough Main Street and Natural Hazards Development
Permit Area #1 – Flood Hazard
Local Commercial Districts (C-1)
Queensborough Townhouse Districts (RT-3) and Local Commercial
Districts (C-1)

Site Characteristics and Context
The site at 1005 Ewen Avenue was dedicated as roadway until July 13, 2009. With the
completion of the Howes Street and Highway 99A intersection project the land was no longer
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required for road purposes. The site is bounded by the Highway 99 off ramp, Howes Street,
Ewen Avenue and the Queensborough Fire Station.
The overriding constraint on the site is vehicular access to the site. From both Howes Street and
Ewen Avenue only a right in/right out access is possible. Other constraints are the irregular shape
of the property and the geodetic elevation of three to six feet (0.9 to 1.8 metres) which places it
within the Fraser River flood plain.
Project Description
The applicant proposes to develop a 3,142 square foot (291.9 square metre) commercial building
at the corner of Ewen Avenue and Howes Street and 23 townhouse units on the rest of the
property. The residential portion of the project provides 44 parking spaces for residents and five
parking spaces for visitors. The commercial portion of the site provides six parking spaces.
Primary access to the site would be from a driveway on Ewen Avenue. Due to the constraints on
turning movements for a driveway at that location the applicant has offered to purchase land
from the City of New Westminster and the Province at the north end of the Queensborough Fire
Hall site to establish a driveway link to Hampton Street.
Project Statistics
Site Area:
Proposed Zoning:
FSR:
Site coverage:
Front Yard: Ewen
Side Yard: Howes
Side Yard: West
Rear Yard: North
Height:

53,821 square feet (4,950 square metres)
Queensborough Townhouse Districts (RT-3A)
Townhouse 0.64 Commercial 0.06
39%
1.0 foot (0.3 metres) Commercial
73.8 feet (22.5 metres) Townhouse
1.0 foot (0.3 metres) Commercial
10.0 feet (3.05 metres) Townhouse
8.08 – 25.0 feet (2.5 – 7.6 metres)
10 feet (3.05 metres)
36.6 feet (11.24 meters)

The project would require variances for side yards, rear yards, and the separations between some
of the buildings on the site, commercial loading and building height.
POLICY AND REGULATIONS
Queensborough Community Plan Land Use Designation
The site is designated in Queensborough Community Plan as (MS) - Queensborough Main
Street in the Queensborough Community Plan. The Plan describes this designation as:
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(MS) Queensborough Main Street – this area will include commercial, office and
residential uses. Facing Ewen Avenue and Furness Street, commercial uses are required
at grade. Densities may range from low to medium.
The application conforms to the land use designation for the site in the Queensborough
Community Plan.
Queensborough Community Plan Development Permit Area Designations
The site is designated as part of Commercial and Mixed Use Development Permit Area #1 Queensborough Main Street. This Development Permit Area is designated:
… to create a “main street” feel on Ewen Avenue and to provide a neighbourhood focus
with a riverfront community character. This Development Permit Area encourages best
practices for promoting water and energy conservation and reducing greenhouse gas
emissions. It also establishes guidelines for the form and character of commercial and
multi-family residential development.
The application conforms to the Development Permit Area Designation for the site. The site is
also designated as part of Natural Hazards Development Permit Area #1 – Flood Hazard.
The purpose of this development permit area is to provide:
Guidelines for this development permit area are intended to minimize the potential for
loss of life and property damage in the event of flooding of the Fraser River, while
allowing for the continued use of industrial lands to provide employment and the
continued renewal and development of an historic New Westminster neighbourhood.
The residential buildings proposed in this application satisfy the requirements of Natural Hazards
Development Permit Area #1 – Flood Hazard. The Development Permit Area does not set
standards for Commercial buildings.
Zoning Bylaw
The site is zoned Local Commercial Districts (Low Rise) (C-1). This zone requires a commercial
use on the ground floor of any building and allows residential units on the second floor of the
building. Building height is limited to two floors. The commercial portion of this application
conforms to these requirements. The townhouse portion of the development requires rezoning.
DISCUSSION
Purchase of City and Provincial Lands
The proposed access to Hampton Street consists of 5.25 feet (1.6 metres) from the north end of
the Fire Hall site combined with 10 feet (3.04 metres) from the Highway 99A dedication. The 10
feet from the highway dedication is the maximum that can be obtained due to the proximity of
the off ramp, the existing drainage beside the ramp and the space needed to construct a solid
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concrete fence between the highway off ramp and the proposed access driveway. The property
being sold from the north end of the fire hall site has been kept to the minimum amount required
to construct a safe driveway for the residential project and minimize the disturbance to the Fire
Hall site. Some of the Fire Hall training equipment will need to be relocated to facilitate the sale
of the land.
Urban Design
The intersection of Howes Street and Ewen Avenue is the main intersection in Queensborough
and is the primary access to the residential portion of the community, and is identified in the
Community Plan as needing to create a strong sense of arrival. The proposed commercial
building is placed at the corner and occupies the short Ewen Avenue frontage, with the
townhouses along the Howes Street frontage with their front doors facing the street. Together
these help animate the public streetscape which will be designed with generous sidewalks,
boulevards and street trees.
There were three Urban Design issues identified in the preliminary report to Council. These
issues have been resolved in the following ways:
1. Proximity to the Fire Hall – The Fire Services has concerns about residential units
backing directly onto the hall site. The applicants have reoriented the units from the first
proposal on this site so that all units adjacent to the fire hall site have their side walls
toward the fire hall site. The applicants have implemented the results of their acoustical
study by upgrading the windows and exterior wall assemblies of these adjacent units and
now propose a 10 foot (3.0 metre) high noise control wall along the common property
line with the Fire Hall.
2. Number of Units and Open Space – Staff originally considered that there may be too
many units and that there may be a lack of open space on the site. The reorientation of the
units on the west side of the site along with the tight setback to the sound wall along the
west property line has opened up the site and staff now support the number of units and
the open space provided.
3. Streetscape – the urban design of Howes Street and Ewen Avenue streetscapes and the
private areas facing these streets is key, as is the interface with the Fire Hall. The final
design shows well design townhouse units and commercial space facing Howes Street
and the corner of Howes Street and Ewen Avenue. A spacious landscaped boulevard and
a multi-purpose pathway will enliven the Howes Street frontage. The commercial
building marks the corner.

PUBLIC CONSULTATION
New Westminster Design Panel Consideration
The project was considered by the New Westminster Design Panel on April 27, 2016. The Panel
passed the following motion:
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MOVED and SECONDED
THAT the Design Panel supports the project with the changes presented, and requests the
applicant further consider the following:
• The durability, pattern and colour of the project’s acoustic fence; and
• An enhanced treatment for the garbage area facing Ewan Avenue, with landscaping
or otherwise.
CARRIED.
David Roppel voted in opposition.
The full minutes of the consideration are attached to this report.
Public Open House and Presentation to the Queensborough Residents’ Association.
On March 14, 2017, the applicant held an Open House and made a presentation at the
Queensborough Residents’ Association meeting. The Queensborough Residents’ Association
passed a motion stating that the Association had no objection to the application.
SUMMARY
The proposed project satisfies a number of important City objectives and policies:
1. The project satisfies the Official Community Plan Land Use Designation and the density
identified for the site.
2. The project provides ground oriented, family oriented housing.
3. The project provides a commercial building at the prominent corner of Howes and Ewen.
4. The project was presented to the Queensborough Residents’ Association and was
supported.
5. The project design was supported by the New Westminster Design Panel.
6. The project design satisfies the intent of the Official Community Plan Development
Permit Area Designation.
PROCESS
The process for consideration of this application identified in the preliminary report to Council
has been completed to step 5.
1. Land Use and Planning Committee (LUPC) recommendation to initiate the processing of
this application.
2. The project is reviewed by all City Departments.
3. The project is considered by the New Westminster Design Panel.
4. The applicant will consult with the Queensborough Residents’ Association.
5. The project is considered by the Advisory Planning Commission.
6. LUPC consideration of rezoning.
7. LUPC recommendation to Council.
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8. Council consideration of the Zoning Amendment Bylaw.
OPTIONS
There are three options for Advisory Planning Commission consideration; they are:
Option 1:
That the Advisory Planning Commission recommend that New Westminster City Council
support this rezoning application.
Option 2:
That the Advisory Planning Commission recommend that New Westminster City Council not
support this application.
Option 3:
Provide staff with alternative feedback.
Staff recommends Option 1

James Hurst,
Development Planner

APPENDICIES ATTACHED TO THIS REPORT
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February 23, 2017

4.1

1005 Ewen Avenue REZ00114
DPQ000833

Jim Hurst, Development Planner, summarized the report dated February 28, 2017,
regarding an application that has been received to construct a mixed use project at 1005
Ewen Avenue with a commercial building at the corner of Howes Street and Ewen
Avenue and 23 townhouse units.
In response to questions from the Panel, Mr. Hurst advised that the proposed height of the
project is consistent for Queensborough. Mr. Hurst also advised that lighting impacts
from the Fire Hall onto neighbouring properties would be addressed by the Light
Intrusion Bylaw.
Helen Besharat, Besharat Friars Architects, and Caelen Griffiths, PMG Landscape
Architects, provided an on-table PowerPoint presentation summarizing details of the
proposal as outlined in the report dated February 28, 2017.
In response to questions from the Panel, Ms. Besharat and Mr. Griffiths provided the
following information:
• The vertical support for the canopy was designed to mimic a railway track
in order to incorporate the history of railways in the area;
• The front of the building facing Howe Street will be corrugated metal, and
it is anticipated that the colour would be more vibrant in that material. The
colored hardi-panels will repeat at the rear of each unit;
• The entrance lane would incorporate a side walk and rolled curb, in the
even that two cars come in from opposite directions at the same time;
• The parking provided is meets the Parking Bylaw requirements;
• An elevator is not required for the mezzanine as per the BC Building Code;
and,
• The applicant considered residential units above the commercial space;
however, there would have been additional requirements, potential noise
issues and the architecture could have been compromised.
In response to the four design considerations as outlined in the report, the Panel provided
the following comments:
1. Comments regarding the adjacency issues with the Fire Hall and the measures
taken to address them in the plan.
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While the reorientation of the project has assisted with potential issues regarding the Fire
Hall, the adjacency issues with the Fire Hall have not been properly addressed.
2. Comments regarding the density of the development, the siting of the buildings
and the private and common open spaces provided.
•
•
•
•

The density appears appropriate for the location;
The siting of the buildings appears appropriate;
The project provides many common areas;
The garbage and recycling area could be relocated so that it is more central
for residents;
• The plaza requires additional resolution;
• The residential front patios could be loud and urban; and,
• The project could provide an amenity for the adjacent bus stop, such as
garbage cans or landscape features

3. Comments regarding the interface with the townhouses and Howes Street and
how the commercial building addresses the intersection of Howes Street and
Ewen Avenue.
• There is opportunity to develop the corner of Howe Street and Ewen
Avenue further;
• The commercial building does not sufficiently address Ewen Avenue, and
requires a stronger presence;
• The durability of the materials used for the corner of the commercial
building should be considered;
• It was suggested that the vertical element supporting the canopy may not
read as a railway feature with signage; and,
• Additional evergreen trees could be planted at the hammerhead roads for
screening purposes.
4. Comments regarding the conformance of the project to the Development
Permit Area Designation.
MOVED and SECONDED
THAT the Panel support the Rezoning for 1005 Ewen Avenue, subject to:
• Clarification for the materiality and colors that will be used;
• Investigation for the durability of the material to be used;
• Clarification regarding the prominence and landscaping section by the
patios and slope on Howe Street;
• Investigate how to bring attention to the “gateway” nature on Howe Street
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and Ewen Avenue;
• Investigate methods of addressing noise from the Fire Hall; and,
• Investigate relocating the garbage and recycling area to a more central
location.
CARRIED.
David Roppel and Craig West voted in opposition to the motion.

April 27, 2017
4.1

1005 Ewen Avenue

Jim Hurst, Development Planner, explained that, although the Panel previously discussed
the project, additional information was needed particularly relative to the project’s
adjacency to the fire hall.
Helen Besharat, Project Architect, Besharat Friars Architects, Caelan Griffiths, PMG
Landscape Architects, and Eric de Santis, BAP Acoustics Ltd., acknowledged the Panel’s
previous comments regarding the project.
Ms. Besharat offered clarifications related to:
• Material to be used in the project:
o The material to be used in the corner retail building has a “wood grain look”, but
is not wood and is not combustible;
o The project documentation referred to “long board”; another metal material may
be considered, with a similarly coloured coating;
• The patio and slope:
o Depending on the grading, there are up to four steps leading up to the sidewalk;
• The gateway at Howes Street and Ewan Avenue:
o The façades on the corner building will be treated the same; all façades will be
transparent; there is transparency at the corners;
• Adjacency to the fire hall:
o Over time, the vegetation on the wall by the fire hall will create a green wall;
o Some of the windows facing the fire hall have been eliminated from the plan;
o The “acoustical treatment” relates to the envelope of the town homes and glazing;
o There are different glazing specifications for the units facing the fire hall;
• Relocating the garbage and recycling area:
o The garbage area cannot be relocated to the commercial area; and
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o The fire department prefers the garbage areas not impact the designated fire lanes.
Mr. Griffiths added comments regarding:
• Expanding the urban edge onto Ewan Avenue:
o There is an expansion of the hardscape, turning the corner to the commercial
plaza;
o The pathway exiting the building is the width of a standard gauge railway track,
which mirrors the history of the site;
• Bicycle parking is situated adjacent to the visitor’s parking area;
• Details are pending regarding the infrastructure being provided at the adjacent bus
stop location;
• Both pedestrian pathways from Howes Street meet at the centre (kids play area);
• Ends of the drive aisles:
o A number of conifers mark the end of the drives aisles;
o Illustrations of the conifer hedge were displayed; a small deciduous, broad-leafed
evergreen species creates a layered screening;
o Berms near the wall could push plants upwards to create a liveable space; and
o There will be three rows of deciduous canopy; a column of trees may be included
in the boulevard between Howes Street and the sidewalk.
Mr. de Santis, provided additional comments regarding:
• Inclusion of enhanced laminated double-glazed windows for the first level of
townhouses, adjacent to the fire hall;
• The three-metre tall noise barrier:
o The wall intends to provide shielding between the fire hall training activity and the
development;
o An upgraded exterior wall has been recommended for the bedrooms facing the fire
hall; enhanced laminated double-glazed windows have been recommended for all
bedrooms facing the fire hall;
o Noise measurements carried out during training exercises held in the summer of
the previous year formed the basis of BAP Acoustics’ recommendations; and
o The barrier shields the town homes from fire hall noises including air horns,
sirens, and a water cannon used during training exercises.
The following comments were offered by members of the project team, in response to the
Panel’s questions:
• The windows of all bedrooms facing the fire hall have been upgraded;
• As shown in revised drawing #A404, three windows have been deleted from the side
of the development facing the fire hall (stairway, high bedroom and bathroom
windows);
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• All units are fully air conditioned (HRVs);
• The fence will meet weight requirements and may include concrete panels (other
options may still be considered);
• The street trees will be two to three metres tall; the renderings indicate their height
expectancy at five to ten years;
• The fence colour will likely be “greige”, in keeping with the building’s palette;
• The acoustic fencing proposed has worked well at a similar site in Surrey; several
colour options are available;
• The garbage enclosure should remain in its current location; having it centrally
located is useful, but it should be away from the children’s play area or community
garden area;
• The enclosure around the garbage area will be at least six feet high; the containers
will not be visible;
• A yew hedge separating the patios and the street front is not sufficient to hold back
children or dogs;
• As required, the existing well-grown hedge will be retained; and
• Between the commercial building and the first row of residences, there is a canopied
area; all sides of the building have overhangs.
Panel members noted the following:
• Sound attenuation fence:
o Consider the durability of the fence, as it should be able to withstand impacts from
the water cannon used at the adjacent fire hall;
o Consider patterned or other aesthetically pleasing options for the wall;
o The wall will have the greatest benefit for units on the first level;
• The acoustic report is helpful and confirms steps taken to address noise issues;
• Removing the windows from the wall facing the fire hall is sensible;
• The “long board” proposed for the commercial building lacks the tactile feel of wood;
on the Ewan Avenue side, gestures could have been made to open it up more (such as
a minor roof slope);
• Interface at Howes Street and Ewan Avenue includes a nice seating area; consider
including an awning to protect people from rain;
• Play area’s central location is good;
• Location of the garbage area:
o Garbage area is unfortunately near the main entry point;
o A treatment around the garbage structure is needed to enhance the entry to the
development;
• Landscaping:
o Berming up the plantings as high as possible is a good idea;
o There is a nice layering of landscaping on Howes Street with a generous setback;
o Consider adding landscaping on the Ewan Avenue frontage, particularly by the
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•
•
•
•

commercial building;
There could be a greater variation in colours on the Howes Street elevation;
The commercial and residential components struggle to relate to one another; some
warmer elements could provide more variety and tie the uses together;
There is glazing at the corners of the commercial building; the only areas not glazed
are the utilitarian areas; and
The updated #401 drawings indicate enhancements to the colour scheme, which make
the corner building stand out more; the sign will be visible but will not dominate.

MOVED and SECONDED
THAT the Design Panel supports the project with the changes presented, and requests the
applicant further consider the following:
• The durability, pattern and colour of the project’s acoustic fence; and
• An enhanced treatment for the garbage area facing Ewan Avenue, with landscaping
or otherwise.
CARRIED.
David Roppel voted in opposition.
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APPENDIX #4

DEVELOPMENT PERMIT AREA DESIGNATIONS
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#1 Queensborough Main Street
The areas designated Commercial Main Street (Ewen Avenue), identified as Development
Permit Area #1 [see Map A], are designated to create a “main street” feel on Ewen Avenue and
on Mercer Street, and to provide a neighbourhood focus with a riverfront community character.
This Development Permit Area encourages best practices for promoting water and energy
conservation and reducing greenhouse gas emissions. It also establishes guidelines for the form
and character of commercial and multi-family residential development.
Properties located within this Development Permit Area that are zoned Light Industrial Districts
(M-1) that develop industrial uses in accordance with the zone must instead comply with the
guidelines included in the Queensborough Light Industrial and Mixed Employment Development
Permit Area.
DESIGN GUIDELINES
ARRIVAL POINTS
QMS.1 The intersection of Howes Street and Ewen Avenue is the main arrival point to the
residential area of Queensborough. It is of utmost importance that building siting and massing
help to create a sense of arrival and an attractive pedestrian scale environment on Howes Street
and around the intersection of Howes Street and Ewen Avenue. Properties within this
development permit area that have at least one property line along Howes Street between
Highway 91A and the Howes Street/ Ewen Avenue intersection, including those abutting the
south side of the intersection, in addition to complying with the other guideline sections of this
Development Permit Area, must comply with the following guidelines:
•

Between the highway and Ewen Avenue, front buildings onto Howes Street, although
vehicle access will likely be taken from an alternative street. Consider providing
pedestrian access into buildings from Howes Street.

•

Site and design buildings forming the north side of the Howes/Ewen Avenue intersection
to have equally prominent frontage on both streets.

•

Site and design buildings forming the south side of the Howes Street/Ewen Avenue
intersection to front primarily onto Ewen Avenue while addressing Howes Street (i.e.
help to create an attractive, pedestrian scale street).

•

Enhance the sense of arrival with other special features (e.g. publicly accessible plazas at
the corner, special roof shapes and/or other architectural features).

QMS.2 The area surrounding the intersections of Ewen Avenue and Mercer Street, and Ewen
Avenue and Furness Street, along Ewen Avenue is the heart of the eastern commercial node and
will become an arrival point and destination from the future pedestrian and bike bridge between
the Queensborough and Quayside neighbourhoods. In addition to complying with the other
guideline sections of this Development Permit Area, must comply with the following guidelines:
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•

Provide publicly accessible plazas at the north-west intersection of Ewen Avenue and
Mercer Street, at the south-east intersection of Mercer Street and Blackley Street, and at
Furness Street between Ewen Avenue and Duncan Street.

•

Buildings will be sited directly adjacent to pedestrian plazas to help define the space.

•

Buildings fronting public plazas will create a strong relationship to the public space
through extensive glazing, outdoor patio or seating spaces, or other design features that
connect the building to the plaza.

•

Where possible, plazas should be designed to incorporate a mix of fixed seating areas
with open spaces to accommodate events and other outdoor activities. The character of
street furniture, fencing, landmark elements, or public art elements should reflect the
riverfront industrial character of the area.

•

The plazas should contain distinctive, pedestrian and accessible friendly materials,
including pavers, stamped concrete, or other materials that reflect the pedestrian nature of
the plaza.

•

Enhance the sense of arrival to Eastern Queensborough, the commercial centre, and the
Mercer High Street with landmarks and other special features (e.g. special roof shapes
and/or other architectural features).

•

Between Ewen Avenue and Duncan Street, front buildings primarily onto Mercer Street
or Furness Street while also addressing Ewen Avenue.

•

Site and design buildings along the north side of Ewen Avenue to address Ewen Avenue
(i.e. help to create an attractive, pedestrian scale street) while directing primary frontage,
vehicle and pedestrian access to an alternative street.

•

Use a building-height that is proportionate with the combined width of the plaza and
street right-of-way to help create a pedestrian scale streetscape on Ewen Avenue, Furness
Street and Mercer Street.

•

Preserve and integrate the existing trees into the site design, particularly the Giant
Redwood tree at the northwest corner of Ewen Avenue and Furness Street.

•

Provide a publicly accessible sidewalk of a width of 2.5 metres or greater along Ewen
Avenue, connecting from Furness Street to Stanley Street. Separate the sidewalk from the
railway line with an attractive fence and a landscaped boulevard, including trees
wherever possible. Consider providing pedestrian access into sites and/or buildings from
this sidewalk.

•

Consider incorporating landscaping and innovative, passive seating areas (e.g. snake
walls, combined seating/planter walls, etc.) to provide low level screening of parking
areas, and to separate the parking areas from the pedestrian pathway along Ewen Avenue.

MERCER HIGH STREET
QMS. 3 Mercer Street will become a unique, distinctive high street between Ewen Avenue and
Duncan Street. The street fronting retail, pub, office, and service uses will provide a strong
relationship with the street, creating a pedestrian-oriented street frontage with visual interest and
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a distinctive repetition of commercial buildings. Mixed-use buildings will further animate
Mercer Street.
•

Except for where public plazas and access points are located, buildings will be sited to
create a continuous street wall along Mercer Street.

•

Commercial spaces fronting Mercer Street will have their main access from the street
sidewalk and will feature glazing and other design features in accordance with these
guidelines to provide a strong relationship between the commercial use and the public
street. A secondary access from the rear parking area may be provided.

•

Building forms and design elements should follow the form and character of these
guidelines, but should also strive to create a distinct and unique rhythm that blends
continuity with distinctions to create a unique and distinctive street frontage.

•

Small outdoor seating areas are encouraged to further animate the street.

•

Mixed-use residential buildings will encourage overviewing of the street and provide
visual access through glazing and other means to ensure a strong relationship to the
street.

•

Access to residential units should be separated from the commercial access, and could be
from laneways, rather than from Mercer Street.

QMS.4 Development permits issued in this area shall also take the Queensborough Eastern
Node Master Plan into consideration, an excerpt of which is included as Attachment No. 4.
SITING
QMS.5 Building siting must contribute to a pedestrian scale neighbourhood character. Consider
the following:
•

Orient commercial and/or residential units to front all streets, and/or city trails and
greenways immediately adjacent to or within the development, except where the adjacent
street is a highway or truck route, except for Howes Street.

•

Build to the front and side property lines, unless a setback is provided for the purpose of
enhancing the public realm (e.g. by providing a wider sidewalk, public plaza, or
enhanced landscaping).

•

For all corner lots and/or corner units, locate and design buildings to address all
frontages, including public and internal streets, city trails and greenways.

QMS.6 Building siting must respect the existing neighbourhood and site context. Consider the
following:
•

Consider existing buildings and outdoor spaces when siting new buildings, including the
location of windows and entrances, overlook of outdoor space, impacts to air circulation
and light penetration, etc.

•

Site buildings to retain and enhance heritage assets by incorporating them into the
development of the site, wherever possible, including buildings, engineering works
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and/or cultural landscapes, as well as significant landscape features (e.g. mature
vegetation and trees, distinctive landforms).
•

Design new buildings in proximity to heritage assets to be compatible with their
historical context without literally imitating older building styles. In these cases, new
buildings should provide an original interpretation of the traditional building style (i.e.
draw inspiration from fundamental design characteristics) while continuing to reinforce
traditional development patterns and rhythms.

•

Minimize the impacts of noise and exhaust to pedestrians and neighbours. Locate service
areas and mechanical equipment (e.g. utilities, HVAC, meters) at the rear of buildings
and away from neighbouring residential uses. Minimize visibility of service areas and
mechanical equipment from streets, open spaces and neighbours (e.g. screen, reduce
service and garage opening size, use shared service areas).

CHARACTER
QMS.7 All buildings and developments must be designed to have a high quality, cohesive
appearance that enhances the overall quality of the community. Consider the following:
•

Use an architectural approach (i.e. massing, facade treatment, detailing, materials and
colour choice) which is harmonious with the riverfront community context.

•

Create a cohesive streetscape. Use a similar alignment of windowsills, building and roof
lines, cornices, and floor-to-floor spacing along the street block.

•

Design all principal and accessory buildings within a development and/ or all elements of
an individual building, to the same architectural style. Provide enough variety (e.g.
through massing, architectural detail) to avoid a monotonous appearance when the
development is viewed as a whole and to reinforce individual building identity.

•

Coordinate lighting, outdoor furniture and garbage receptacles and design outdoor areas
(e.g. walkways, patios) and landscape elements (e.g. retaining walls, fences, screening) to
be consistent with the style, materials, colour and quality of the overall development.

•

Select project names that evoke Queensborough’s riverfront community context and/or
the legacy of its historically prominent citizens.

QMS.8 Provide public art to help enrich outdoor spaces and create pedestrian scale landmarks,
particularly in commercial areas. Use art that highlights Queensborough’s sense of place and is
unique to each location.
HERITAGE
QMS.9 Each development must follow the Standards and Guidelines for the Conservation of
Historic Places in Canada for all physical work to heritage assets.
QMS.10 Reuse historic industrial and agricultural artefacts on redevelopment sites (e.g. as
public art).
MASSING
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QMS. 11 Building massing must contribute to a pedestrian scale neighbourhood character.
Consider the following:
•

Use a building height to right-of-way width proportion that reinforces a pedestrian scale
streetscape.

•

Use substantial vertical architectural features (e.g. changes in building height, bays, high
voids) to break the massing of multiple unit buildings into smaller modules of similar
scale.

•

Relate the modules to the organization of interior space such that the expression of
individual units is reflected in the overall form of the building.

•

For commercial buildings with individual spaces under 10,000 square feet, configure
storefronts to be, or have the appearance of being, a maximum of 9 metres (30 feet) in
width.

•

For commercial buildings with individual spaces exceeding 10,000 square feet, particular
attention will be paid to the site planning and architectural detail to minimize blank walls
and create interesting building facades in a manner suitable to the scale of the larger
format buildings.

•

Use horizontal architectural elements to define floor-to-floor transitions, roofs and
cornice lines.

•

Design the roof to minimize the overall building mass, incorporating articulation and
variations in roof planes (e.g. dormers, gables, crenelated parapets) to break up roof mass
and reduce building scale.

•

Reinforce the pedestrian scale massing by designing all buildings to have a heavier
“base” and lighter “top” that are visibly differentiated by use of material (e.g. masonry on
the base and wood siding on the top) and details (e.g. cornice treatments at the top).

QMS. 12 Building massing must maximize natural light and ventilation to apartment and
condominium units. Consider the following:
•

Mass buildings to promote as many residential units as possible having exterior walls
with windows on two sides.

•

Configure internal units using a wide window-wall to shallow room depth ratio that
ensures ample daylight penetrates to the rear of the unit.

•

Organize the interior space of residential dwellings and/or units such that, wherever
possible, a majority of primary living spaces (e.g. living room, family room, kitchen)
have exterior walls with windows on two sides. As a minimum, ensure all primary living
spaces and secondary living spaces (e.g. bedroom, den, office) have at least one exterior
wall with a window.

FACADES
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QMS. 13 The facades of all building walls that face public or internal streets, pedestrian
pathways, parks or open space must provide visual interest. Consider the following:
•

Use architectural elements (e.g. fenestration, vertical and/or horizontal design elements,
secondary roof elements) and/or material or colour change.

•

For facades fronting a public street or parking area, ensure blank walls do not occupy
over 50% of the frontage, and a section of blank wall does not exceed six linear metres
(20 linear feet) without being interrupted by a window or entry.

•

Where appropriate, incorporate sheltering elements along the ground floor to provide
weather protection and visual interest.

ENTRANCES
QMS.14 Primary pedestrian entrances into buildings must be integrated into the design of the
building, yet be clearly expressed. Consider the following:
•

Articulate massing to identify building entrances (e.g. tall voids, central mass, recessed
entry).

•

Frame with a secondary roof element (e.g. fabric awnings, fixed metal canopies,
overhangs, but internally illuminated awnings should not be used) to identify building
entrances and protect from weather.

•

Establish a hierarchy of entrances, giving grouped pedestrian entrances visual priority,
individual pedestrian entrances the next highest visual priority, and vehicle entrances the
lowest visual priority.

QMS.15 Commercial and apartment building entrances must be located and designed to have a
strong relationship with the street. Consider the following:
•

Provide each commercial unit with its own entry directly on and at-grade with the street,
except for an entry to a commercial unit voluntarily complying with the Flood
Construction Level.

•

Provide a separate entrance for offices, for residential uses, and for commercial uses
where these are in the same building, whether within the same or different storeys.
Design residential entrances to have a visibly different character from commercial and
office entrances.

WINDOWS
QMS. 16 Windows must contribute to an interesting, pedestrian scale environment. Street level
windows must be display windows that allow visual penetration into the main commercial area
of the store. Consider the following:
•

Use windows which are of clear glass (e.g. not tinted, reflective or opaque).

•

Design display windows to encompass a minimum of 40% and a maximum of 80% of the
storefront linear frontage.
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•

Use windows which are rectangular or square in proportion, except for accent windows
which may have a unique shape.

QMS. 17 Use strategies to facilitate passive heating in cooler months and reduce unwanted heat
gain in summer months. Consider the following:
•

Ensure a solar heat gain coefficient of 50% or better for south facing windows to
maximize solar gain during winter.

•

Use exterior shading devices (e.g. awnings, canopies, overhangs, light shelves, louvers)
which provide shade from the high summer sun, but provide solar access to the low
winter sun. Use these devices particularly on south facing windows.

•

Provide operable windows in each residential dwelling and/or unit. Locate operable
windows to take advantage of Queensborough’s prevailing easterly winds (i.e. winds
from the east to the west) to provide cross ventilation.

ROOFS
QMS. 18 Rooftops must appear clean and attractive and in keeping with the architectural style
of the building. Consider the following:
•

Locate and screen mechanical and service equipment such that it appears as an integral
part of the building when viewed from any angle.

•

Finish the surface of roofs with a material that is attractive and easy to maintain to a high
level of neatness.

•

Design roofs to reduce the urban heat island effect.

MATERIALS & COLOURS
QMS.19 All principal and accessory buildings within a development must use a cohesive palette
of materials and colours that is consistently applied and contributes to the overall quality of the
community. Consider the following:
•

Use a natural palette of wood, concrete, stone, brick, or metal and muted paint colour
tones (e.g. Benjamin Moore’s Historical Vancouver True Colours).

•

Consistently apply materials to all sides of a building (i.e. do not emphasize the principal
facade with lesser treatment on the other facades).

•

Change building materials and/or colours at interior or “reverse” corners of a building,
not at exterior corners or at changes in a facade plane.

•

Use an accent colour which is harmonious with the main colours of the materials and
colours palette to unify the overall palette and to highlight architectural details (e.g.
eaves, window and door trim, railings).

•

Use matte finishes or finishes with a low level of reflectivity. Reflective materials (e.g.
mirrored glass, polished stone) should be avoided.
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QMS.20 Each development must use building and hardscape materials that are durable and
appropriate to their use, the local climate, and the urban environment. Consider the following:
•

Use high quality building materials (e.g. wood, concrete, stone, brick, metal or acceptable
alternative) rather than materials that are visibly simulated (e.g. vinyl siding) or are
inappropriate for an urban area (e.g. untreated or rough-sawn wood).

SIGNS
QMS. 21 Signs must be designed to be consistent with the architectural style, scale and
materials of the development and/or building and its surrounding context.
Consider the following:
•

Integrate signs into the detailing of the building (i.e. not applied as an afterthought) but
subordinate to the overall building composition.

•

Make signs visible from the street without being visually obtrusive. Design the size,
location and information to be oriented to pedestrians.

•

Use indirect lighting from fixtures that are integrated into the overall design and character
of the development and/or building along main streets.

LIGHTING
QMS. 22 All public and semi-private sidewalks and open spaces must be equipped with
lighting. Consider the following:
•

Use unobtrusive fixtures which are consistent with the architecture of the building and its
surrounding context.

•

Use shielded down lighting that provides for security, ambient lighting and enhances
architectural and landscape details but minimizes light pollution.

•

Minimize energy used in exterior lighting by using energy efficient lighting (e.g. LED,
solar-powered) and timer, motion or photo-activated lighting for all exterior areas,
including walkways and driveways and for security lighting.

OUTDOOR SPACE
QMS. 23 All mixed-use developments with residential units must provide directly accessible
private outdoor space for all units. Where appropriate, step buildings back from the street at the
second storey and above to provide patios and balconies. Along Mercer Street, outdoor space is
encouraged at the rear of the buildings.
ACCESSIBILITY
QMS. 24 Endeavour to make all pathways, building entrances and amenities of a site accessible
by people of varying ability. Consider the following:
•

Build sidewalks and pathways a minimum 1.8 metres (5.9 feet) wide with non-skid,
uniform walking surfaces.
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•

Locate entrance ramps and lifts in areas that are highly visible, easy to use and connected
to the sidewalk.

•

Where steps or high thresholds (e.g. related to FCL requirements) create a barrier,
provide an alternative route that is easily accessible to everyone.

•

Locate site furnishings (e.g. lighting, bollards, signage, guardrails, seating) where they
will not impede easy passage for those using a mobility device (e.g. wheelchair, scooter)
or people who are visually impaired.

•

Locate parking for those with ability challenges close to accessible building entrances.

•

Use light fixtures that emit white light (i.e. not orange light) in all outdoor areas. White
light facilitates better visibility.

SAFETY
QMS. 25 Each development must provide a Crime Prevention Through Environmental Design
(CPTED) report outlining the use of CPTED strategies in the design of developments and
buildings, including open space.
TRAILS & GREENWAYS
QMS. 26 Each development which is identified on the Parks, Trails and Greenway Streets Map,
and where applicable, the Public Realm Map (Appendix No.4), that accommodates a portion of
any public open space, walkway, or publicly accessible privately owned open space (e.g.
dedicate or gift land, provide a right-of-way or easement) shall construct the walkway for use by
the general public.
QMS. 27 Each development adjacent to any trail, as identified on the Parks, Trails and
Greenway Streets Map and where applicable, the Public Realm Map (Appendix No.4), must set
buildings and other structures well back from the walkway. Ensure the separation between
private and public space is visually and physically well-defined (e.g. planting, low fences,
hedges). Ensure there are no barriers to public access to the walkway.
PARKING AND ACCESS
QMS. 28 All parking associated with the commercial centre located at Mercer Street and Ewen
Avenue should be designed to reinforce a pedestrian oriented scale. Consider the following:
•

Prioritize pedestrian movement throughout the area.

•

Create a prominent pedestrian walkway complete with special paving and shade trees
from the plaza at Mercer Street and Ewen Avenue, to the anchor tenant building.

•

Ensure there are safe and comfortable pedestrian routes for all desire lines through the
commercial area.

•

Parking adjacent to Ewen Avenue is not preferred, but will be considered where
appropriate and provided acceptable landscape buffering is used.
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•

Parking should not extend beyond building fronts into an area that would otherwise be
part of a public plaza.

•

Include clearly identified pedestrian routes through a mix of surface treatments within the
parking area, landscaping and enhanced stormwater features where appropriate.

QMS. 29 All parking associated to a development must be located and designed to reinforce a
pedestrian oriented neighbourhood character and scale. Consider the following:
•

For mixed-use, apartment type development integrate structured parking with the
building design and have usable building space (e.g. shallow commercial retail units)
facing public streets, parks and open spaces.

•

Provide additional off-street surface parking behind the buildings (i.e. at the rear of the
lot), as required.

•

Take access to parking, including garages, from a lane wherever possible or from the side
street where no lane exists.

•

Visibly and physically separate pedestrian walkways from parking areas for commercial
uses (e.g. distinguish through grade separation, bollards, trees in tree guards, distinct
paving, low level screening).

•

Minimize the number of times driveways and/or internal streets cross sidewalks. Provide
lanes, wherever appropriate, to give parking access that minimizes disruption to
sidewalks, bike routes and on-street parking.

QMS. 30 New development must not result in an increase in the number of rail line crossings
which would result in an increase in train whistles. Remove or consolidate existing driveways,
wherever possible, to reduce the need for trains to whistle.
QMS. 31 Provide wiring within parking areas for electric vehicles to meet Electric Vehicle
Ready requirements (i.e. Level 1 wiring for low-rise residential and small commercial buildings,
and Level 2 wiring for mid-rise residential and large commercial buildings).
TREES & PLANTING
QMS. 32 Each development must use the BC Society of Landscape Architects’ and BC
Landscape and Nursery Association’s “BC Landscape Standard Guidelines (Latest Edition)” in
specifying, selection, site preparation, installation and maintenance of all trees and other plant
materials.
QMS 33 Each development must integrate trees, including shade trees. Consider the following:
•

Retain existing mature trees wherever possible. Where tree removal is unavoidable,
replace with a number, species and size of trees that creates equal value.

•

Plant new trees in all parking areas and pathways to parking areas.

•

Locate deciduous trees on the south and west side of buildings to provide shade and
minimize unwanted heat gain during summer and provide solar access and passive solar
gain during winter.
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QMS. 34 Tree species and other plant materials must be of high quality, suited to their purpose
and contribute to the overall quality of the community. Consider the following:
•

Choose species that are successful in the urban environment, easy to maintain, are noninvasive and suited to Queensborough’s high water table. Selected tree species should
also have less aggressive rooting habits.

•

Use broadleaf deciduous tree species, wherever possible, for all shade trees including
trees in parking areas.

•

Select species that have a minimum mature height of 15 metres (49 feet).

QMS. 35 All trees must be planted so that they will successfully become established and
develop a full canopy over time. Consider the following:
•

Plant shade trees at an approximate ratio of one tree for every five spaces within the site.
Plant trees in a minimum 3 metres (9.8 feet) wide continuous trench and protect with
bollards or tree guards.

QMS. 36 Develop and/or enhance areas of understorey vegetation using diverse, multi- storey
planting which will support habitat for smaller wildlife, songbirds and important pollinators such
as bees, butterflies and dragonflies.
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NATURAL HAZARD DEVELOPMENT PERMIT AREA
#1 FLOOD HAZARD
The Flood Hazard Development Permit Area is identified as Development Permit Area #1 [see
Map E]. Queensborough is located at the upstream end of Lulu Island in the floodplain of the
Fraser River. Development in this area of the City is protected by perimeter dykes maintained by
the City, which are continuous with dykes in the City of Richmond farther downstream.
However, new buildings and structures in Queensborough should be constructed at an elevation
that is sufficient to minimize the potential for loss of life and
property damage in the event of dyke failure, or an extreme flood event that tops the perimeter
dykes. The minimum construction levels, which are based on current knowledge of flood
patterns, are 3.53 metres above Geodetic Survey of Canada (GSC) datum for Area A shown on
the following map (flood construction level A), generally downstream from Derwent Way on the
south side of Queensborough and Wood Street on the north side, and 4.20 metres above GSC
datum (flood construction level B) for Area B upstream of Derwent Way and Wood Street.
Placement of imported fill to achieve these construction levels could produce local settlement
problems and undesirable diversion of flood water, so a combination of fill and structural support
may be required.
EXEMPTIONS
The following are exempted from the requirement for a development permit:
• Subdivision of land (buildings constructed on subdivided lots must still comply when
applicable).
• Alteration of land not involving the construction or alteration of a building or structure.
• Buildings and structures on land in an agricultural zoning district, other than residential
buildings
.
• Buildings and structures for park and open space recreational uses.
• Construction and alteration of buildings authorized by a heritage alteration permit, including
building additions.
• Detached accessory buildings and structures such as garages, tool sheds and greenhouses that
are not used for human habitation.
• Residential building additions that would increase the habitable floor area of the building by
less than 25% of the floor area that existed on February 3, 2014, unless the building has been
increased in floor area since that date without a development permit and the aggregate
additional floor area exceeds 25% of the floor area that existed on that date.
• Building alterations that do not increase the floor area of the building.
In addition, buildings and structures for industrial uses on parcels that are not adjacent to a dyke
are exempt from the requirement for a development permit. However, owners are encouraged to
construct industrial buildings used for business or the storage of goods and located in Area A at
or above flood construction level A, and industrial buildings used for
such purposes and located in Area B at or above flood construction level B.
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FLOOD CONSTRUCTION LEVEL
Buildings and structures for residential and institutional uses in Area A should be constructed so
that the lower surface of the floor system of the lowest storey containing habitable space is at or
above flood construction level A.
Buildings and structures for residential and institutional uses in Area B should be constructed so
that the lower surface of the floor system of the lowest storey containing habitable space is at or
above flood construction level B.
Buildings and structures for industrial uses on parcels adjacent to dykes in Area A should be
constructed so that the lower surface of the floor system of the lowest storey used for business or
the storage of goods that could be damaged by flood is at or above flood construction level A.
Buildings and structures for industrial uses on parcels adjacent to dykes in Area B should be
constructed so that the lower surface of the floor system of the lowest storey used for business or
the storage of goods that could be damaged by flood is at or above flood construction level B.
If natural grade of a residential parcel is below the desired flood construction level, imported fill
should not be used to raise the grade above 1.5 metres above GSC datum or 150 millimeters
above the centre of the road abutting the property, whichever is higher.
In the case of floors comprised of concrete slabs, the upper surface of the concrete slab should be
at or above the applicable flood construction level.
NON-HABITABLE SPACE
The following building areas are not considered habitable space for the purpose of these
Guidelines:
• Underground parking garages, provided that signs are posted and maintained at points of entry
indicating that the parking area is subject to flooding of the Fraser River.
• Attached and enclosed garage not exceeding 42 square metres (452.08 square feet) in floor area
per dwelling unit. For the purpose of this calculation a secondary suite is not considered a unit.
• Manoeuvring aisles used to access compliant off-street parking spaces.
• Attached carports.
• Enclosed entrance foyers up to 11 square metres (118.40 square feet) in floor area per dwelling
unit in the building.
• Elevator shafts, provided that operation of the elevators below the applicable flood construction
level is not possible during flood events.
• Enclosed building areas with floor to ceiling heights of less than 1.52 metres (5 feet) measured
to the underside of the floor system above.
• Porches.
• Undercrofts enclosed only by wood lattice or similar screening.
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No area below the required elevation shall be used for the installation of fixed equipment
susceptible to damage by floodwaters, with the exception of furnaces and hot water heaters.
Garbage and recycling carts may be permitted in the non-habitable space below
the required elevation.
Bicycle parking may be permitted in the non-habitable space below the required elevation.
Site alteration and building construction should be planned and executed so as to minimize
abrupt transitions from the elevations of adjacent sites and buildings and the diversion of flood
waters to adjacent sites.
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date:

July 17, 2017

From:

Jim Hurst
Development Planner

File:

REZ00135

Subject:

220 Carnarvon Street (Holy Trinity Romanian Orthodox Church): Rezoning
from Multiple Dwelling Districts (High Rise) (RM-6a) to Public and
Institutional Districts (High Rise) (P – 3)

RECOMMENDATION
THAT the Advisory Planning Commission recommend that New Westminster City
Council support this rezoning application.

PURPOSE
The applicant proposes to rezone the site to allow an addition to the existing church consisting of
a new community room and one residential unit for a caretaker. The purpose of this report is to
provide information to the Advisory Planning Commission for their consideration of this
application and seek a resolution of support for the project.
BACKROUND
Applicant:

The Congregation of Holy Trinity Romanian Orthodox Church

Development Permit
Area Designation:

Downtown Development Permit Area #1

Existing Zoning:

Multiple Dwelling Districts (High Rise) (RM-6a)

Proposed Zoning

Public and Institutional Districts (High Rise) (P – 3)

Site Characteristics and Context
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The site is in the Downtown neighbourhood. The site has a 21.6 foot (6.58 metre) slope from
Carnarvon Street to Clarkson Street. To the south, across Clarkson Street, is the Skytrain Line.
On all other sides the site is adjacent to residential uses including:
•
•
•

a three storey building with 15 residential units and a floor space ratio of 1.64.
on the vacant site to the east, a Special Development Permit has been issued to construct
a six storey building with 28 residential units and a floor space ratio of 2.32
the Bilodeau House, a restored 1906 house with 10 residential units and a floor space
ratio of 1.06

Project Description
The existing church was constructed in 1924 and has 5,162 square feet (479.6 square metres) of
floor space on two levels. The existing church has no parking that satisfies the requirements of
the Zoning Bylaw.
The applicants propose to construct an addition on two floors with a total of 2,824 square feet
(262.4 square metres). One level of the addition would be a 1,496 square foot (138.9 square
metre) community room. Above that would be a two bedroom residential unit for a caretaker.
The project would provide four parking spaces. The parking is arranged so that four additional
tandem parking spaces could be used during service or a church event.
Project Statistics
Site Area:
FSR:
Site coverage:
Front Yard: Carnarvon
Street
Side Yard: Merivale Street

Side Yard: East

Rear Yard: Clarkson Street

6,994 square feet (649.8 square metres)
Existing: 0.74 Proposed: 1.14
Existing: 36.9 % Proposed: 58%
Existing – 6 feet (1.83 metres)
No Change
Existing – 2.33 feet (0.71 metres)
Proposed – 2.33 feet (0.71 metres)
Required – 15 feet (4.57 metres)
Existing – 10.33 feet (3.14 metres)
Proposed – 10.33 feet (3.14 metres)
Required – 15 feet (4.57 metres)
Existing – 53.33 feet (16.26 metres)
Proposed – 15.0 feet (4.57 metres)
Required – 25 feet (7.62 metres)

A Development Variance Permit for the addition would be required for the east and west side
yards and the rear yard.
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POLICY AND REGULATIONS
Official Community Plan Land Use Designation
The site is designated as part of the Albert Crescent Character Precinct. The intent of that district
is:
… to encourage the development of more ground-oriented housing and housing suitable
for families, preserve the existing market rental housing stock, and respect, enhance and
celebrate its recognized heritage resources, including Irving House and the four historic
churches.
In the Downtown Community Plan, the land use designation of the site is Residential Mid Rise
Apartment. The Plan describes this designation as:
Residential Mid Rise Apartment: Targeted for residential, intended for mid-rise
apartments, also may include low-rise apartments, townhouses, stacked townhouses,
rowhouses, community amenities such as churches, child care, libraries or community
space, small-scale, corner store type retail, restaurant and service uses permitted
Official Community Plan Development Permit Area Designation
The site is designated as part of the Downtown Development Permit Area. The purpose of this
Development Permit Area is:
The Downtown, identified as the Downtown Development Permit Area #1 is the cultural
and historic heart of the City. This Development Permit Area is designated to support its
Regional Town Centre designation in the Regional Growth Strategy. This Development
Permit Area establishes the objectives and guidelines for:
• The form and character of commercial, multifamily, institutional and intensive
residential development.
• Protection of the natural environment, its ecosystems and biological diversity.
• Revitalization of an area in which a commercial use is permitted.
• Objectives to promote energy and water conservation and reduction of
greenhouse gas emissions. In this area, special development permits will be issued
as authorized by the New Westminster Redevelopment Act.
Objectives & Guidelines Development permits issued in this area shall be in accordance with the
objectives and guidelines indicated in the Downtown Community Plan.
Zoning Bylaw
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The site is zoned Multiple Dwelling Districts (High Rise) (RM-6a). The purpose of the RM – 6a
zone is to allow high density residential use. The existing zoning would allow a floor space ratio
of 2.0, a height of up to 147.64 feet (45 metres) and a site coverage for the portion of the
building below 40 feet (12.19 metres) in height of 60% of the area of the site.
The church does not conform to the existing zoning of the site and therefore the proposed
addition requires that the site be rezoned.
HERITAGE CONSIDERATIONS
Heritage Value
Holy Trinity Romanian Orthodox Church is a stucco-clad, wood-frame, two-storey church with a
steepled tower, built on a sloping site at the junction of Merivale and Carnarvon Streets in the
area known as Albert Crescent. The building is identified in the Heritage Register and the
Downtown Community Plan. A Statement of Significance (SOS) identifies the following
character defining elements:
•

prominent corner location on a steeply sloping site with views to the Fraser River

•

continuous use as a place of worship

•

complex articulated massing that steps down the sloping site, with a hall on the
lower level

•

prominent square steeple located at the highest point of the site, with octagonal
roof surmounted by a crucifix

•

front gabled roof with clipped eaves

•

wood-frame structure, with original wooden siding under later stucco coating

•

flat-roofed side extension with crenellated parapet that provides an entry to lower
level

•

fenestration, including: multi-paned pointed-arch Gothic double-hung woodensash windows with wooden tracery in the upper light and coloured glass panels;
large Gothic pointed-arch window in the rear facade; double-hung 2- over-2
wooden-sash windows on the rear facade; and nine-paned wooden-sash casement
windows in the basement level

•

interior features, including a barrel vault running the length of the nave, with flat
roofs over the side aisles, unadorned plaster walls, wooden floors and a pointedarch opening to the apse
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The CHC and NWDP have reviewed the proposed addition and believe that is respectful of the
heritage value of the historic church.
Proposed Addition
The proposed addition will allow a two bedroom residential unit for a caretaker and a 1,496
square foot (138.9 square metre) community room. The Public and Institutional Districts (High
Rise) (P – 3) zone allows in section 630.11:
Housing units for the accommodation of caretakers, staff, students and/or patients, provided that
such housing units are part of the institutional complex and a restrictive covenant is registered
against the title of the land in favour of the City to ensure that the housing units remain in the
designated use.
Provision of a residential unit for a caretaker is encouraged for single purpose uses such as a
place of worship as there are long periods of time when there may be no one on site. The
residential unit provides a constant presence on the site to provide security for the building.
The addition for the community room will allow church functions to occur in a more suitable
space than the room currently used.
Heritage Designation
The rezoning of the site from a high density residential zoning to a Public and Institutional
zoning would make the church a conforming use while removing development rights. One of the
important elements of the building is the continued use of the building as a place of worship. The
change in zoning and the addition will allow the building to fully adapt to the new congregation
and ensure that this use will continue. Thus the rezoning process is a step toward conservation of
the site. As part of the rezoning process the building would be designated as a municipal heritage
site.
PUBLIC CONSULTATION
Community Heritage Commission Consideration
The application was reviewed by the Community Heritage Commission (CHC) at its’ meeting
held on March 1, 2017. The CHC provided the following comments and motion:
4.1 220 Carnarvon Street (Nidarose Church) – Rezoning (REZ00135) and Special Development
Permit (SDP00211) to allow an addition to a building listed on the City’s Heritage Register.
Jim Hurst, Development Planner, summarized the report dated March 1, 2017, regarding
a Rezoning and Special Development Permit application that has been received for 220
Carnarvon Street. In response to questions from the Commission, Mr. Hurst advised that
the project is only required to provide parking for the proposed addition. The project has
achieved this through the four proposed parking spaces.
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The Commission noted that there appears to be a sympathetic layering of the building.
Support was expressed for the caretakers units, as it may deter vandalism.
MOVED and SECONDED
THAT the Community Heritage Commission recommend the Council support the
rezoning application and the Heritage Designation for 220 Carnarvon Street.
CARRIED.
All members of the Commission present voted in favour of the motion.
New Westminster Design Panel Consideration
The project was considered by the New Westminster Design Panel on April 27, 2016. The Panel
passed the following motion:
MOVED and SECONDED
THAT the Design Panel supports the project at 220 Carnarvon Street moving forward in the
planning process, and requests that attention be given the following:
• Reconsider the extent of the proposed stone configurations;
• Consider Crime Prevention Through Environmental Design options in the parkade; and
• Reconsider the fenestration as it reflects to the interior layout of the building.
CARRIED.
All members of the Panel present voted in favour of the motion.
The full minutes of the consideration are attached to this report.
Public Open House and the Downtown Residents Association.
The applicants had an Open House prior to the Downtown Residents Association meeting held
on May 3, 2017 and presented the project at the subsequent meeting. Attendance at the open
house was low however; the Residents’ Association meeting was well attended.
SUMMARY
The proposed project satisfies a number of important City objectives and policies:
1. The project satisfies the Official Community Plan Land Use Designation and the density
identified for the site.
2. The project preserves a Heritage building through rezoning of the site and designation of
the building.
3. The modest addition will allow the building to better serve the needs of the congregation.
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4. The caretakers unit is supported by CPTED principals and will add to the security and
maintenance of the site.
5. The project was supported by the New Westminster Community Heritage Commission.
6. The project was presented to the Downtown Residents Association and was well received
at their meeting.
7. The project design was supported by the New Westminster Design Panel. The project
design satisfied the intent of the Official Community Plan Development Permit Area
Designation.
PROCESS
The process for consideration of this application identified in the preliminary report to Council
has been completed to step 5.
1. LUPC recommendation to initiate the processing of this application.
2. The project is reviewed by all City Departments.
3. The project is referred to the Community Heritage Commission for review and a
recommendation to Council.
4. The project is considered by the New Westminster Design Panel.
5. The applicant will consult with the Downtown Residents’ Association.
6. The project is considered by the Advisory Planning Commission.
7. LUPC consideration of rezoning and Heritage Designation Bylaw.
8. LUPC recommendation to Council.
9. Council consideration of the Zoning Amendment and Heritage Designation Bylaw.
OPTIONS
There are three options for Advisory Planning Commission consideration; they are:
Option 1:
That the Advisory Planning Commission recommend that New Westminster City Council
support this rezoning application.
Option 2:
That the Advisory Planning Commission recommend that New Westminster City Council not
support this application.
Option 3:
Provide staff with alternative feedback.
Staff recommends Option 1
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James Hurst,
Development Planner

APPENDICIES ATTACHED TO THIS REPORT
1 Location Map

4

2 Official Community Plan and
Development Permit Area Designation
3 Project Plans

5
6
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Consideration by the New Westminster
Design Panel
Statement of Significance for Nidarose
Church

APPENDIX # 1
LOCATION MAP
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APPENDIX #2

PROJECT PLANS
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APPENDIX #3

CONSIDERATION BY THE NEW WESTMINSTER DESIGN PANEL
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4.2

220 Carnarvon Street

Mr. Hurst acknowledged the application to rezone the site, to allow an addition to the
existing church, consisting of a new community room and residential unit for a caretaker.
Positive comments from the Heritage Advisory Committee were referenced.
Karla Castellanos, KCC Architecture and Design, reviewed the information provided and
the proposed rezoning to institutional use, and offered comments regarding:
•
o
o
•
o
•
o
o
•
o
o

Location of the site:
The Skytrain Station is situated to the south of the property;
Neighbouring sites are residential of various densities;
Current size of the building:
The building is two floors and a total of 5,000 square feet;
Reasons for the proposed addition to the south end of the church:
The church wants to be able to accommodate its growing community;
Providing space for a caretaker will assist the facility;
Parking requirements:
The original church did not meet the City’s current parking requirements;
Proposed changes will incorporate four parking spaces on Clarkson Way and
another four tandem spaces;
• Details of the proposed changes:
o The addition provides a total of 2,800 square feet in two levels;
o Sloped roofs bring light into the space;
o The alter in the church faces south; the south window will continue to bring light
to the alter;
o There is a requirement to be able to walk around the church;
o Efforts have been made to retain the gothic windows; and
o The addition is simple and does not take away from the existing structure.
A representative from PMG Landscape Architects, offered comments regarding:
• Landscape illustrations:
o Existing landscaping is cared for by the church;
o There are no landscape changes towards Carnarvon Street;
• Landscape in relation to the addition:
o Plants will screen the parking area from the street;
o A laurel hedge proposed with a layering of white flowering plants; this will
impede the views of cars from the street;
o There are stairs in the walkway around the church;
o There is a hedge along-side the street and neighbouring property; and
o Low climbing euonymus vines will soften the stairwell on Merivale Street.
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The following comments were offered by members of the project team, in response to the
Panel’s questions:
• The existing church will not be altered; the addition will be completely separate;
• Groundcover on the east side will include hellebores in one of the layers;
• Between the planting bed and the parking lot, there will at least be a guard rail for
crime prevention and to prevent falls;
• The existing south wall of the church will meet acoustic requirements for
residential units and will be enhanced accordingly; the separation between the
community space and the basement has not yet been confirmed;
• The addition’s empty flat roof space will include a hatch access for maintenance;
• Stone introduced by the entrance door and at the columns on the parking side,
intends to provide some contemporary grounding; there is minimal room to make
the stone on the columns any larger, however they could be made to appear more
substantial;
• Proposed finish for the addition is stucco, which will match the existing finish; and
• Area from the stairs to the parking is fenced off.
Panel members noted the following:
• Overall massing down the road and slope works well; consider the addition
stepping back to differentiate between the existing and the new;
• Proposed windows:
o Do not exist elsewhere on the building; the windows should better mimic what
already exists;
o The full-height window in the shower and above the toilet, may not be feasible
long-term;
o The windows selected could be considered as a reinterpretation of the current
windows;
• Acoustical separations should be considered:
o Between the alter behind the caretaker’s lodging;
o Between the community centre and the caretaker’s lodging;
• Canopy at the back appears too flat for the architecture; consider a sloped roof to
create a canopy;
• Parking may be an issue long-term; lighting and security should be incorporated
into the design of the parkade; motion-sensor lighting and a secure access gate
could be beneficial;
• A good selection of plants has been integrated into the landscape plan;
• Consider the location of the kitchen and bedroom in relation to the Skytrain
guideway;
• A barrier rail or perforated metal is needed to prevent falls; and
• The stone grounding on the columns adds texture, however is too small and may
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not achieve what the architect intended.
MOVED and SECONDED
THAT the Design Panel supports the project at 220 Carnarvon Street moving forward in
the planning process, and requests that attention be given the following:
• Reconsider the extent of the proposed stone configurations;
• Consider Crime Prevention Through Environmental Design options in the
parkade; and
• Reconsider the fenestration as it reflects to the interior layout of the building.
CARRIED.
All members of the Panel present voted in favour of the motion.
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APPENDIX #4
STATEMENT OF SIGNIFICANCE
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Statement of Significance
Description of Historic Place
The Nidarose Lutheran Church is a stucco-clad wood-frame two-storey church with a steepled
tower, built on a sloping site at the junction of Merivale and Carnarvon Streets in the New
Westminster neighbourhood of Albert Crescent.

Heritage Value
The Nidarose Lutheran Church is significant for its strong cultural and spiritual associations with
the local Norwegian community and the local Romanian community. In 1891, the Norwegian
Lutheran congregation was founded in New Westminster and, unable to afford their own church,
the members worshipped in rented quarters. The congregation grew over time, and a committee
was elected in 1920 to begin fundraising to build their own church. This lot was acquired in 1921
and work commenced on the basement level in 1924, where services were held for the next
decade. In 1934, construction commenced on the upper floor, and the rest of the building was
completed in March 1935. Typical of Lutheran churches, the architecture of the church is
unpretentious and unornamented. The form and massing of the church clearly indicate its
liturgical function and is designed to take advantage of the it’s sloping site to allow natural light
into the lower level hall.
The name of the church was significant to the Norwegian community as the old name for the city
of Trondheim, the first capital of Norway that remains the place where new kings receive their
ceremonial blessing. After Norway was invaded in the Second World War, the New Westminster
congregation became actively involved in Norwegian relief activities, giving it an international
focus. The congregation moved to a new church in 1958 and more recently, the church has
become the home for a Romanian church, giving the building continuing but new historic,
spiritual and cultural values.
Character-Defining Elements
Key elements that define the heritage character of the Nidarose Lutheran Church include its:
- prominent corner location on a steeply sloping site with views to the Fraser River
- continuous use as a place of worship
- complex articulated massing that steps down the sloping site, with a hall on the lower
level
- prominent square steeple located at the highest point of the site, with octagonal roof
surmounted by a crucifix
- front gabled roof with clipped eaves
- wood-frame structure, with original wooden siding under later stucco coating
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- flat-roofed side extension with crenellated parapet that provides an entry to lower level
- fenestration, including: multi-paned pointed-arch Gothic double-hung wooden-sash
windows with wooden tracery in the upper light and coloured glass panels; large Gothic
pointed-arch window in the rear facade; double-hung 2- over-2 wooden-sash windows on
the rear facade; and nine-paned wooden-sash casement windows in the basement level
- interior features, including a barrel vault running the length of the nave, with flat roofs
over the side aisles, unadorned plaster walls, wooden floors and a pointed-arch opening
to the apse
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date: July 18, 2017

From:

Julia Dugaro
Planning Analyst

File:

Subject:

43 Hastings Street: Rezoning and Development Permit Application
from Single Detached Dwelling Districts (RS-2) to Comprehensive
Dwelling Districts (CD –73)

REZ00139
DPD00146

RECOMMENDATION
THAT this report be received for information

PURPOSE
The applicant, Catalyst Community Developments Society (Catalyst), has applied on
behalf of Community Living Housing Society (CLHS) for a Rezoning and Development
Permit to facilitate the construction of a six-unit, affordable rental housing project on the
City-owned site (see Appendix 1 – Location Map).
The purpose of this report is to provide information to the Advisory Planning
Commission for their consideration of this application.
BACKROUND
Applicant:

Catalyst Community Developments Society

Property Owner:

City of New Westminster

Existing Zoning:

Single Detached Dwelling Districts (RS-2)

Proposed Zoning

Comprehensive Development District (CD-73)
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POLICY AND REGULATIONS
1.1

Downtown Community Plan

The subject site is within the Albert Crescent Precinct in the Downtown Community Plan.
The intent of the Albert Crescent Precinct is to encourage the development of more
ground-oriented housing and housing suitable for families and to preserve the existing
market rental housing stock.
The proposal is in conformance with the OCP land use designation of Residential - Low
Rise Apartment. This following list outlines the details of this designation:
•
•
•
•
•
1.2

targeted for residential.
intended for low rise apartments.
also may include townhouses, stacked townhouses, row houses.
community amenities such as churches, child care, libraries or community space.
small-scale, corner store type retail, restaurant, and service uses permitted.
Zoning

The site is currently zoned Single Detached Dwelling District (RS-2). The intent of this
zoning district is to allow “single detached dwellings in the Brow of the Hill and portions
of the Downtown and Sapperton neighbourhoods.”
A Rezoning application has been submitted to amend the zoning to Comprehensive
Development Districts (CD-73) to facilitate the proposed development.
1.3

Development Permit Area

The subject property is currently designated as part of the Downtown Development
Permit Area #1. The intent of the DPA Designation is:
The Downtown is the cultural and historic heart of the city. This Development Permit
Area is designated to support its Regional Town Centre designation in the Regional
Growth Strategy. This Development Permit Area establishes the objectives and
guidelines for:
• The form and character of commercial, multifamily, institutional and intensive
residential development.
• Protection of the natural environment, its ecosystems and biological diversity.
• Revitalization of an area in which a commercial use is permitted.
• Objectives to promote energy and water conservation and reduction of greenhouse
gas emissions.
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1.4

Downtown Design Guidelines and Downtown Building and Public Realm
Design Guidelines and Master Plan

There are two design guideline documents that are used collectively, to set forth a vision,
lay out a masterplan, and provide a toolkit to design professionals when creating a
development in the Downtown Core. The documents are referred to as Downtown Design
Guidelines (2011) and Downtown Building and Public Realm Design Guidelines and
Master Plan (2016). The proposal is in keeping with the urban design guiding principles
outlined within these documents.
Reference link to the Downtown Building and Public Realm Design Guidelines and
Master Plan:
https://www.newwestcity.ca/database/files/library/Downtown_Building_and_Public_Des
ign_Guidelines_and_Master_Plan___web.pdf
1.5 Mayor’s Task Force on Housing Affordability
The Mayor’s Task Force on Housing Affordability makes recommendations to Council in
support of the creation of new non-market housing for low- to moderate-income
households, affordable rental housing and affordable home ownership. The development
of an affordable housing project is one of the Strategic Priorities identified by Mayor and
Council.
One of the first actions of the Task Force was to issue a Request For Proposals for the
development of affordable housing on two small City-owned sites including the site
comprised of 43 Hastings and the adjacent road allowance.
1.6

Rental Housing Policy

The project would provide non-market rental housing and support the objectives of the
Mayor’s Affordable Task Force on Housing Affordability and the Affordable Housing
Strategy. The applicant would be required to enter into a Housing Agreement with the
City as a condition of the rezoning application.
1.7

Family Friendly Housing Regulations and Design Guidelines

The project has fewer than 10 units and therefore is not subject to the family-friendly
housing requirements of the City. The project is however family friendly, as three of the
units have three bedrooms in order to accommodate families.
1.8 Adaptable Housing Standards
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The Zoning Bylaw requires a minimum of 40% of all single-storey dwelling units in a
building that contains multiple unit residential uses. The proposed floor plan illustrates
three units at the ground level, all in a single storey. As such, a total of three units would
be constructed as Adaptable Dwelling Units in accordance with the standards specified in
the British Columbia Building Code.
1.9 Purchase and Sale Agreement
Since CLHS was identified as the project proponent staff have developed a Purchase and
Sale Agreement (PSA) to guide the terms of the sale that will transfer the site to CLHS.
The PSA provides an understanding for the City and CLHS on key areas of the lease
agreement, including:
• Rental details
• Delivery of developable site and due diligence
• Housing Agreement
The Housing Agreement will be registered on title as a Section 219 Covenant. A nostratification covenant will also be registered on title at the same time as the Housing
Agreement.
1. BACKGROUND
2.1 Site Characteristics and Context
The City-owned site is situated on the lower south slopes of New Westminster at the
eastern edge of the Downtown neighbourhood. The site is a vacant lot, located on a
block of primarily one to two storey single detached dwelling residences to the north,
east, and south. Across the street to the west is a three-storey apartment building with
underground parking accessed from several entries along Hastings Street.
The site has a steep gradient and consists of two parcels that the City is in the process of
consolidating. The total area of the site is 534.2m² / 5,750.3ft².
2.2 Sustainability Report Card
A Sustainability Report Card (SRC) has been received for this proposal and is being
reviewed by staff. The SRC shows the application to be generally supportive of the
City’s sustainability objectives.
2.3 Project Description
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The proposed development consists of a six-unit, non-market rental housing project. The
built-form would be stacked townhomes, with the combination of three ground oriented
units and three two-level townhomes stacked above as outlined in the project drawings
(See Appendix 2 – Project Plans). As indicated by the applicant (see Appendix 3 Architectural Design Rationale) the three ground-oriented units will be accessible units
for tenants with disabilities, which may include people with moderate to severe mobility
difficulties.
Both vehicular and bicycle parking is provided on the lower level and is accessible via a
driveway located along the south property line. Furthermore, a vehicle loading space for
the residents with disabilities and their attendant care-givers is required due to the steep
gradient along Hastings Street. As such, a loading stall for wheelchair accessibility is
proposed at the northwest corner of the property fronting onto Hastings Street.
The applicant has also indicated that the goal of this project is to provide a form of
housing currently in short supply in the City of New Westminster and the greater region;
a housing type which is affordable, accessible and adaptable to the specific needs of
residents and families of varying types and sizes. The proposed development would
provide an excellent opportunity for an affordable accommodation in the City of New
Westminster.
This project will also provide affordable housing opportunities for CLHS clients with
development disabilities to live in a community with families. This model of providing
housing to CLHS clients in an inclusive community-oriented setting is considered to be a
progressive improvement to the lives of CLHS clients who wish to live independently in
the community. CLHS has indicated that it will support giving priority to clients who live
in or have families in New Westminster.
The proponent team is a partnership between Catalyst and CLHS. Catalyst is a non-profit
society that specializes in the development of affordable housing projects. Catalyst is
acting as the project manager and developer whereas for the purposes of owning and
operating the housing units, Community Living Society (CLS) has created a new society
named Community Living Housing Society (CLHS) – a non-profit society owned and
controlled by CLS. CLHS clients are primarily adults with developmental disabilities
who receive social assistance and supports provided in home and through their programs.
Unit Breakdown
The non-strata titled project, as currently proposed, would consist of:
• Three, one-bedroom apartments: to be rented to individuals with developmental
disabilities at shelter allowance rates ($375 per month), or in cases where the
residents have roommates or are earning an income, the lesser of rent based on
30% of income or 70% of Housing Income Limit (HIL) rates (maximum mean
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income limit is $45, 000 (2017 rates) for HIL, translation into maximum rent or
$787.50).
• Three, three-bedroom townhouses: to be rented to families with incomes below
BC Housing’s HIL rates, which is currently $66, 500 (2017 rates) for a three
bedroom unit.
2.4 Project Statistics
The below table outlines the site statistics for the proposed development based on the
architectural design drawing submission (See Appendix 2 – Project Plans).
Site Area
Site Frontage
Lot Depth
Floor Space Ratio
Site Coverage
Building Height
Parking
Bicycle Parking
Setbacks
Front Yard: Hastings Street
Rear Yard: East
Side Yard: North
Side Yard: South

534.2m² (5, 750.3 ft²)
Single Detached Dwelling Districts (RS-2)
Comprehensive Development Districts 43 Hastings
Street) (CD – 73)
0.91
30.7%
49.36 feet (15 meters)
4 stalls
4 stalls
23 feet (7.0 metres)
10.7 feet (3.3 metres)
4.9 feet (1.5 metres)
18 feet (5.4 metres)

2. DISCUSSION
2.1 Downtown Community Plan Considerations
The proposal is in conformance with the OCP land use designation of Residential - Low
Rise Apartment.
2.2 Zoning Considerations
Given that the proposal is considered to be a site specific development project and
further, there is no conventional zone in the zoning bylaw to accommodate the proposal,
a Comprehensive Development District (43 Hastings Street) (CD-73) Zone has been
drafted for consideration.
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A copy of the draft Zoning Amendment Bylaw is attached (See Appendix 4 – Draft
Zoning Amendment Bylaw). A copy of the newly created Comprehensive Development
District (CD-73) is attached as well (See Appendix 5 – Draft Zoning Bylaw (CD-73)).
2.3 Other Considerations
Hastings Street has a slope of 14%. This slope is not ideal for a development with three
accessible units, intended for individuals in wheelchairs; however this is the site that the
City was able to offer for this affordable housing project. The Applicant and staff have
worked to mitigate this issue with a well-defined pick-up/drop off point on the site.
4.0 PUBLIC CONSULTATION
4.1 New Westminster Design Panel Consideration
The project was considered by the New Westminster Design Panel on June 27, 2017 and
was supported by all panel members. Comments on the project design were made by the
NWDP however staff has not requested any revised plans at this time. All of the
comments noted by the panel will be addressed at the development permit stage of this
project.
4.2 Public Open House
A public open house was held on Wednesday, June 14, 2017 for the proposed
development. The applicant has indicated that there were a total of five visitors that
attended the event. Four of these five individuals provided their information on a sign-in
sheet and one comment form was received indicating support for the proposal (see
Appendix 6 - Consultation Report).
5.0 SUMMARY
In Summary, the consideration of the proposed development is reasonable given that the
project supports a number of important City policies and objectives:
1. The housing proposed is ground oriented and addresses the need for affordable family
housing and accessible units
2. Half of the housing proposed is ground orient
3. Both the local elementary school and parks are within a five minute walk.
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4.
5.
6.
7.

The project supports the City’s Affordable Housing Strategy (2010).
The project was supported by the Community and Social Issues Committee.
The applicant has held a public Open House.
The project design was supported by the New Westminster Design Panel and satisfies
the intent of the Official Community Plan.

6.0 PROCESS
The following steps have been undertaken to date for this proposed rezoning and
development permit:
1.
2.
3.
4.
5.

Land Use and Planning Committee Preliminary Report (March 6, 2017);
Land Use and Planning Committee Report to Council (March 27, 2017);
Housing Agreement Principles Report to Council (June 12, 2017);
Applicant-led Public Open House (June 14, 2017);
Review by the New Westminster Design Panel (June 27, 2017);

The anticipated next steps in the application review process are:
6. Review by the Advisory Planning Commission (We are here);
7. Council Consideration of First and Second Reading of Zoning Amendment Bylaw;
8. Public Hearing for Zoning Amendment Bylaw;
9. Council Consideration of Third Reading of Zoning Amendment Bylaw;
10. Council Consideration of First Second and Third Readings of Housing Agreement
Bylaw;
11. Council Consideration of Adoption of Housing Agreement Bylaw and Zoning
Amendment Bylaw;
12. Issuance of Development Permit by Director of Development Services.
7.0 ATTACHMENTS
1
2
3
4
5
6

Location Map
Project Plans
Architectural Design Rationale
Draft Zoning Amendment Bylaw
Draft Zoning Bylaw (CD-73)
Consultation Report
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APPENDIX #1
LOCATION MAP
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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.
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APPENDIX #2
PROJECT PLANS
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43 Hastings Street

Design Rationale
NEIGHBOURHOOD DESCRIPTION:
The proposed development is located on the lower south slopes of New
Westminster at the eastern edge of the Downtown Neighbourhood Area Plan.
The site is a vacant lot, located in a block of primarily 1-2 storey single family
residences built in the earlier part of the last century. Across the street to the
West is a three story apartment building with underground parking accessed
from several entries along Hastings Street. The broader neighbourhood to
the North and West, is mostly a mix of 3-4 storey and high-rise apartment
buildings with some single family homes interspersed among them. Further
North, but within a short walking distance, is Queens Park and the Queens
Park Neighbourhood, which is well known for its collection of heritage houses
and buildings. To the East of the site is the Highway 1A / Patullo Bridge
interchange and to the immediate South is Columbia Street, the Fraser River
and the Patullo Bridge. The site is located on and accessed from Hastings
Street , a steeply sloping street with a gradient of approximately 15%. The
change in elevation along the 76'-0" of site frontage is approximately 10'-6".
There are no existing trees on the site or existing site features that merit or
require retention.

Affordable Housing Development
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PROJECT DESCRIPTION:
The proposed development is a 6 unit affordable, rental housing project. The form of development is stacked
townhouses, consisting of 3 ground level flats and 3 townhouses stacked above. Auto and bicycle parking is provided
on-site, below the first floor level. The parking area is accessed via a driveway at the south end and lowest part of the
site. The owner user-group requires 3 accessible units for persons with disabilities, which may include people with
moderate to severe mobility difficulties. Additionally, the aim of the project is to provide affordable housing geared
toward families. To satisfy these program requirements, the project provides three accessible suites at grade and 3
stacked townhouses above. Additionally, the owner user-group requires a level vehicle loading space for the residents
with disabilities and their attendant care-givers. Due to the steep gradient along Hastings Street, disabled resident
access to the site from the public street & sidewalk is not possible. The design response to the program requirements
and site conditions is to establish a level terrace area that provides unobstructed access to each ground level unit as
well as provide an on-site passenger loading space to this terrace level. The building is sited to provided sufficient
dimension from the front property line to accommodate these user-group needs. All units have been designed with the
individual front entries oriented toward Hastings Street to provide a physical and visual connection to the street and
neighbourhood. These entries are accessed from the common Terrace area which will encourage interaction among
the residents. Each unit has been designed to have private outdoor "yard" space for the benefit of each household. A
common site entry area has been designed to provide and foster informal social interactions and communal
connections. A goal of this project is to provide a form of housing currently in short supply in the City of New
Westminster and the greater region; a housing type which is affordable, accessible and adaptable to the specific
needs of residents and families of varying types and sizes. This development provides an excellent opportunity for an
affordable accommodation in the City of New Westminster

Development Summary

ARCHITECTURAL FORM & CHARACTER:
The proposed development has been designed to reflect and enhance the character and scale of the surrounding
residential neighbourhood, with cues being taken from the strong residential heritage of the local area. Individual
identity of the homes is expressed through the gable roof forms, the entry "eyebrow"roofs, the entry stair and porch
elements, and the individualized building colour selections. Larger window sizes provide views and overlooks to the
street, as well as lending a more contemporary design expression. The design and detailing of the building materials
and windows is also executed in a contemporary manner, while the building form and massing and the "heritage"
inspired colour selections gives reference to the local historic residential character.
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AFFORDABLE
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LANDSCAPE DESIGN NARRATIVE:
Arriving on foot, the main entry to 43 Hastings Street has a significant sense of entry marked by two flowering trees,
layered plantings and a trellis with climbing vines. The trellis and plantings here also create a sense of enclosure with
two wooden benches underneath that provide a meeting place or a place for relaxation. From here, a set of stairs
takes you up towards the residences. Once at the residences, the landscape design features a series of semi-private
outdoor patios located at the front and rear of the building. These patios are separated with layered plantings and an
evergreen hedge that provides privacy for residents. The patio pavers have a warm tone creating comfortable and
inviting spaces for residents to linger. The walkway located to the south but north of the main entry is paved with
coloured concrete panels designed to provide simple visual interest while also a clear separation between public and
private spaces. A simple pathway paved with concrete slabs on the northwest side of the building, guides residents to
the units located at the rear. The sidewalk on the northeast side of the building safely guides pedestrians arriving at
street level around the driveway.
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Amelanchier x grandiflora ‘Princess Diana’

Princess Diana Serviceberry

6cm cal

B&B

TREES
1

LEGEND

3

Cornus kousa var chinensis ‘Milky Way

Kousa dogwood

6cm cal

B&B

2

Prunus accolade

Pink Flowering Cherry

7m cal

B&B
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Slabs Type: Texada. Colour: Natural
(Integral Colour). Available from
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on slab build up, refer to Arch. dwgs.
18" x 18" Hydrapressed Concrete Pavers
Type: Texada. Available from Abbotsford
Concrete Products. For pavers on slab
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CIP Concrete Paving
Sandblasted finish with saw
cut joints
3/4" Clear Crush at Electrical Transformer
to BC Hydro Requirements.
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Azalea japonica 'Hino White’
Cotoneaster dammeri
Calluna vulgaris
Liriope muscari ‘Big Blue’
Pennisetum alopecuroides ‘Hameln’
Rhododendron 'Crete'
Taxus media. Hilli

Evergreen Azalea
Bearberry cotoneaster
Heather
Lilyturf
Dwarf Fountain Grass
Pink Rhododendron
Yew Hedge

#2 pot, 20”o.c.
#1 pot, 14” o.c.
#2 pot, 12” o.c.
#1 pot, 12” o.c.
#2 pot 14” o.c.
#3 pot, 24” o.c.
1.5m ht
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Clematis terniflora

Sweet Autumn Virginsbower

#1 pot, 8’ o.c.

Staked

L-1

of

2

2" Mulch
Type II Growing Medium 
(screened)

450

11.11

3.3 M x 3.3 M

3.80 M Ø

600

8.33

2.9 M x 2.9 M

3.25 M Ø

750

6.67

2.6 M x 2.6 M

2.90 M Ø

Scarified Subgrade

General Notes:
1. Do not cut Tree Leader.
2. Protect tree from damage during planting. Ensure rootball protected from Sun, Frost
or Desiccation.
3. Ensure tree location does not conflict with Underground Services. "Call before
digging".
4. All street trees to be staked with 2 - 100mmØ x 2.5m long. Minimum depth of stake
embedment is 1m. Ensure stakes do not penetrate or damage rootball. Ensure all
stakes are aligned parallel to sidewalk/road on tree pit centreline.
5. Provide min. 5 cubic meters of growing medium per tree.
6. Refer to Growing Medium Chart below for surface area depth of Growing Medium.

1500 min.

Typical Tree Stake.
Refer to Note 4 above

2"

1'-6"
Ld-02

Typical Shrub Planting on Grade

L-1

Ld-03

Scale 1" =1'-0"

L-1

Ld-04

River Rock Drip Strip

L-1

Scale 1"=1'

Unit Concrete Pavers (on grade)
Scale 1"=1'-0"

Rootball

Screened Growing Medium

150 mm Topsoil Saucer
Refer to Specifications
Note: Ensure top of
rootball is at or slightly
above Finished Grade.
Remove top 1/3 of
burlap from rootball and
twine from base of trunk,
( and/or wire basket
"lifting loops" and top
row of basket). Remove
any soil on top of
"original" rootball.

CL

CL

8'-0"

CL

3"

Post Cap

CL

8'-0"

3"
1"x4" Both Sides

1"x4" Both Sides

6'

CL

1"x6" Boards
4'-6"

Bottom of pit. Compact
subgrade under rootball
only to prevent settlement min. 95% S.P.D.
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4"x4" Post

2"

Embed Post 1/3 Height in
Concrete footing on
4" Drain Rock TYP

L-1

2017-05-08

02

1"x6" Both Sides

2"

Ld-06

03

1"x6" Boards

1"x6" Both Sides

Typical Deciduous Tree Planting

CL

Revisions:

Alternate Boards
Extend to Top Rail

Scarify tree pit
sides and bottom.
Do not "compact".
Varies with depth of Rootball

CL

Post Cap

6'

varies

NOTE: 
INSTALL 24" DEEP ROOT
BARRIER TO CITY OF
VANCOUVER STANDARDS
ON BOTH SIDES OF TREE
FOR ALL STREET TREES

4'-6"

900 min.

L-1

Varies As per Plan

Tree
50mm Mulch Cover
at minimum 150mm
from trunk

Finished Grade at Tree

Ld-01

18" Hydrapressed Concrete slabs on
4" of Sand on
Compacted Subgrade.

pressure treated stake
rade
ed g 2%
nish
M
fi
il
from bin. away
+ so
uilding

1'-0"

Top of Bank
( if applicable)

25mm wide Transmission Type Fabric Belting in "Figure 8"
pattern. Attach to stake with shingle nails typ.
Note: Belt placed at height no greater than that which
will support tree.

6" of 1-1/2" Round River Rock Washed
2" x 4" Pressure Treated Timber on edge

4" 2"

Size of Surface Circle

Building Face

Variation 2

Size of Surface Square

1'-0"

Variation 1
Area (M2)

Depth of Growing
Medium Total (mm)

Embed Post 1/3 Height in
Concrete footing on
4" Drain Rock TYP

6' Ht. Privacy Fence

Ld-07

Scale 1/2"=1'

L-1

6' Ht. Perimeter Fence
Scale 1/2"=1'
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Sod Lawn Boulevard
Width as per Plan

CIP Broomfinished
Concrete Walkway
(Width Varies)

6 x 6 post
6 x 6 post

4 x 10 beam

Sod Lawn on 
growing medium

Min. 2% Cross slope (See plan for Direction)

min. 18"depth
of growing medium

4 x 10 beam
3x6

1'-6"

reinforced concrete pier,
light sandbast finish,
provide 1/2" chamfer on all
vertical and horizontal corners

9'-11 1/4"

4'-6"

Face all Post Anchors East - West, 
typical.
Simpson "CB66" Column Base
7'

+TW 40.05

7'
Concrete to be Light Broom Finish with 25mm deep sawcut Control Joints (See Plan for Layout)
Edge Conditions Vary
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NOTE: 
All Trellis construction material to be select western red cedar, hand selected by contractor.
Cedar to be left untreated (not stained).
All fasteners/plates/metal connectors to be hot dipped galvanized unless otherwise noted.
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Jun 2, 2017
Hardev Gill
Planning Technician
City of New Westminster
511 Royal Avenue
New Westminster, BC V3L 1H9
Re: 43 Hastings, New Westminster - Rezoning and Development Permit Application
Architectural Design Rationale

NEIGHBOURHOOD DESCRIPTION:

The proposed development is located on the lower south slopes of New Westminster at the eastern
edge of the Downtown Neighbourhood Area Plan. The site is a vacant lot, located in a block of
primarily 1-2 storey single family residences built in the earlier part of the last century. Across the
street to the West is a three-story apartment building with underground parking accessed from
several entries along Hastings Street.
The broader neighbourhood to the North and West, is mostly a mix of 3-4 storey and high-rise
apartment buildings with some single-family homes interspersed among them. Further North, but
within a short walking distance, is Queens Park and the Queens Park Neighbourhood, which is well
known for its collection of heritage houses and buildings. To the East of the site is the Highway 1A /
Patullo Bridge interchange and to the immediate South is Columbia Street, the Fraser River and the
Patullo Bridge.
The site is located on and accessed from Hastings Street , a steeply sloping street with a gradient of
approximately 15%. The change in elevation along the 76'-0" of site frontage is approximately 10'-6".
There are no existing trees on the site or existing site features that merit or require retention.

PROJECT DESCRIPTION:

The proposed development is a 6-unit affordable, rental housing project. The form of development is
stacked townhouses, consisting of 3 ground level flats and 3 townhouses stacked above. Auto and
bicycle parking is provided on-site, below the first floor level. The parking area is accessed via a
driveway at the south end and lowest part of the site.

90

The owner user-group requires 3 accessible units for persons with disabilities, which may include
people with moderate to severe mobility difficulties. Additionally, the aim of the project is to provide
affordable housing geared toward families. To satisfy these program requirements, the project
provides three accessible suites at grade and 3 stacked townhouses above.
Additionally, the owner user-group requires a level vehicle loading space for the residents with
disabilities and their attendant care-givers. Due to the steep gradient along Hastings Street, disabled
resident access to the site from the public street & sidewalk is not possible. The design response to
the program requirements and site conditions is to establish a level terrace area that provides
unobstructed access to each ground level unit as well as provide an on-site passenger loading space to
this terrace level. The building is sited to provided sufficient dimension from the front property line to
accommodate these user-group needs.
All units have been designed with the individual front entries oriented toward Hastings Street to
provide a physical and visual connection to the street and neighbourhood. These entries are accessed
from the common Terrace area which will encourage interaction among the residents. Each unit has
been designed to have private outdoor "yard" space for the benefit of each household. A common site
entry area has been designed to provide and foster informal social interactions and communal
connections.
A goal of this project is to provide a form of housing currently in short supply in the City of New
Westminster and the greater region; a housing type which is affordable, accessible and adaptable to
the specific needs of residents and families of varying types and sizes. This development provides an
excellent opportunity for an affordable accommodation in the City of New Westminster

ARCHITECTURAL FORM & CHARACTER:

The proposed development has been designed to reflect and enhance the character and scale of the
surrounding residential neighbourhood, with cues being taken from the strong residential heritage of
the local area.
Individual identity of the homes is expressed through the gable roof forms, the entry "eyebrow" roofs,
the entry stair and porch elements, and the individualized building colour selections. Larger window
sizes provide views and overlooks to the street, as well as lending a more contemporary design
expression. The design and detailing of the building materials and windows is also executed in a
contemporary manner, while the building form and massing and the "heritage" inspired colour
selections gives reference to the local historic residential character.
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Jun 2, 2017
Hardev Gill
Planning Technician
City of New Westminster
511 Royal Avenue
New Westminster, BC V3L 1H9
Re: 43 Hastings, New Westminster - Rezoning and Development Permit Application
Landscape Design Rationale

Arriving on foot, the main entry to 43 Hastings Street has a significant sense of entry marked by two
flowering trees, layered plantings and a trellis with climbing vines. The trellis and plantings here also
create a sense of enclosure with two wooden benches underneath that provide a meeting place or a
place for relaxation. From here, a set of stairs takes you up towards the residences.
Once at the residences, the landscape design features a series of semi-private outdoor patios located
at the front and rear of the building. These patios are separated with layered plantings and an
evergreen hedge that provides privacy for residents. The patio pavers have a warm tone creating
comfortable and inviting spaces for residents to linger.
The walkway located to the south but north of the main entry is paved with coloured concrete panels
designed to provide simple visual interest while also a clear separation between public and private
spaces. A simple pathway paved with concrete slabs on the northwest side of the building, guides
residents to the units located at the rear. The sidewalk on the northeast side of the building safely
guides pedestrians arriving at street level around the driveway.
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DRAFT OF ZONING AMENDMENT BYLAW
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THE CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 7923, 2017
A Bylaw to Amend Zoning Bylaw No. 6680, 2001
_________________________________________________________________
WHEREAS the Council has adopted a zoning bylaw under Part 14 of the Local
Government Act, and wishes to amend the bylaw; and
THE CITY COUNCIL of the Corporation of the City of New Westminster, in open
meeting assembled, ENACTS AS FOLLOWS:
1. This Bylaw may be cited for all purposes as "Zoning Amendment Bylaw No. 7923,
2017."
2. Zoning Bylaw No. 6680, 2001 is amended by:
(a) adding as section 1073 the regulations attached to this Bylaw as Schedule B;
(b) rezoning the lands which are situated within the City of New Westminster,
British Columbia and which are outlined in bold (hatched) in Schedule A
attached to this Bylaw and more particularly described as:
Parcel Identifier: 011-055-600
LOT 3, BLOCK 20, NEW WEST DISTRICT, PLAN NWP3965 GROUP 1
(municipally known as 43 Hastings Street); and
the portion of land adjacent to the above-noted parcel and more particularly
described as the 115.9 square metre portion of highway created by the
deposit of Plan 3965 Lot Church 2 Block 20 Group 1 New Westminster
District;
from Single Detached Dwelling District (RS-2) to Comprehensive Dwelling
District (43 Hastings Street) (CD-73) and amending the Zoning Map annexed
as Appendix “A” to Zoning Bylaw No. 6680, 2001 to reflect this rezoning.

GIVEN TWO READINGS this

day of

2017.

PUBLIC HEARING held this

day of

2017.

GIVEN THIRD READING this

day of

2017.
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ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this
day of

2017.

_________________________
MAYOR

_________________________
CITY CLERK

95

Schedule A to Bylaw 7923, 2017:
Area of Rezoning
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APPENDIX #5
DRAFT ZONING BYLAW (CD-73)
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1073

1073 .1

Comprehensive Development District (43 Hastings Street)
(CD-73)
The intent of this zoning district is to allow a non-market affordable
rental housing project consisting of six multi-unit residential dwellings.

Permitted Principal and Accessory Uses
1073 .2

In the CD-73 District, the uses permitted in the Multiple Dwelling Districts
(Low Rise) (RM-2)zone and no other uses, shall be permitted.

Density
1073 .3

The maximum floor space ratio, not including the exemptions specified
in the “Floor Space Ratio” definition of this bylaw, shall not exceed
488.7 square metres (5,260.2 square feet).

1073 .4

The maximum number of residential dwellings units is 6.

Principal Building Envelope
1073 .5

All principal buildings and structures shall be sized and sited according to
the following:
Regulation
Minimum Front

Setback

Minimum
Side Setback
Minimum
Rear Setback
Maximum

Building Height

Building Setback
5.79 metres (18.99 feet)
1.5 metres (4.92 feet)
4.0 metres (13.1 feet)
11.0 metres (36.00 feet)

Off-Street Parking, Bicycle, and Loading Requirements
1073 .6

Off-street parking shall be provided in accordance with the Off-Street
Parking Regulation section of this bylaw, except:
(a)

A minimum of 4 spaces shall be provided;
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(b) All compact spaces may be compact.
1073 .7

All Off-street parking, driveways, and maneuvering aisles shall be
designed and constructed in accordance with the Off-Street Parking
Regulation section of this bylaw.

1073 .8

Bicycle parking shall be provided in accordance with the Bicycle
Parking Requirements section of this bylaw. A minimum of 4 bicycle
parking spaces shall be provided for long-term use of residents and
visitors, as shown on Appendix A – Site Plan.

1073 .9

All bicycle parking shall be designed and constructed in accordance
with the Off-Street Bicycle Parking Regulations section of this bylaw.

1073 .10

Off-street loading shall be provided in accordance with the Off-Street
Loading Regulation section of this bylaw. A minimum of 1 off-street
loading space shall be provided for residents as shown on Appendix A –
Site Plan.

1073 .11

All Off-street loading shall be designed and constructed in accordance
with the Off-Street Loading Regulation section of this bylaw.

Appendix A – Site Plan
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APPENDIX #6
PUBLIC OPEN HOUSE CONSULTATION REPORT
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OPEN HOUSE for Proposed Rezoning at 43 Hastings Street
Consultation Report
Jun 16, 2017

Project Description
In July 2015, the City of New Westminster invited proponents to submit proposals for the
development and ownership of an affordable rental housing project at 43 Hastings Street, New
Westminster. Community Living Society (CLS) and Catalyst were selected to develop 6 affordable
rental housing units at 43 Hastings Street. The City of New Westminster is providing the land for the
development free of charge.
The project will provide secure, accessible, and inclusive housing in New Westminster. Through the 3
apartment units, CLS will provide housing and support for people with developmental disabilities
while increasing their independence. These units will be rented at shelter rates of $375 per month to
individuals supported by CLS. The 3 townhome units will be rented at BC Housing HILs rates to
provide affordable housing to families in New Westminster. All 6 units are secured as rental with a
city housing agreement charged on title.

Event Details
A public open house was held for the proposed project at 43 Hastings St. The event details are below:
Date: Wednesday, June 14th, 2017 Time: 5:00pm – 7:00pm
Place: Community Living Society 713 Columbia St 7th Floor,
New Westminster V3M 1B2

Notification Details
Members of the public were informed of the event via a newspaper notice in the New Westminster
Record and postcard invitations to a list of contacts provided by City staff. The members of the New
Westminster Downtown Residents Association were invited to attend the event via an email
correspondence with their president, Diane Butler.
A copy of the postcard invitation and newspaper ad has been included in the Appendix for reference.
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Number of Attendees
A total of 5 visitors attended the Open House event. Four of these provided their information on the
sign-in sheet. A copy of the sign-in sheet has been included in the Appendix for reference.

Feedback
Public feedback was collected during the open house via comment forms. Two visitors took comment
forms with them to complete and return at a later date. At the time of the report, one comment form
was submitted. A copy of this comment form has been included in the Appendix for reference.
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APPENDIX
Postcard Invitation

Open House Invitation
The Community Living Housing Society (CLHS) and Catalyst Community Developments Society (Catalyst) would
like to invite you to an open house on June 14th, 2017 to discuss a rezoning application that has been submitted
for 43 Hastings Street. The proposed project includes three 3-bedroom rental housing units for low to moderate–
income families and three accessible 1-bedroom apartment units rented to people with developmental
disabilities.
The open house will be a drop-in event with display boards providing information on the proposal. The
development team will be on hand to answer questions and receive feedback. There will be no formal
presentation.
Open House Details
Date: Wednesday, June 14th, 2017
Time: 5:00pm – 7:00pm
Place: Community Living Society
713 Columbia St 7th Floor,
New Westminster V3M 1B2

Site Location:

For more information, please contact:
Helen Lui, Development Coordinator
Catalyst Community Developments Society
778-238-7826 or helen@catalystcommdev.org
Or contact City of New Westminster
Hardev Gill , Development Planner
604-636-4315 or hgill@newwestcity.ca

Newspaper Advertisement (New Westminster Record)

Open House Invitation
The Community Living Housing Society (CLHS) and Catalyst
Community Developments Society (Catalyst) would like to invite you
to an open house on June 14th, 2017 to discuss a rezoning application
that has been submitted for 43 Hastings Street. The proposed project
includes three 3-bedroom rental housing units for low to moderate–
income families and three accessible 1-bedroom apartment units
rented to people with developmental disabilities.
The open house will be a drop-in event with display boards providing
information on the proposal. The development team will be on hand
to answer questions and receive feedback. There will be no formal
presentation.
Open House Details

Site Location:

Date: Wednesday, June 14th, 2017
Time: 5:00pm – 7:00pm
Place: Community Living Society
713 Columbia St 7th Floor,
New Westminster V3M 1B2

For more information, please contact:
Helen Lui, Development Coordinator
Catalyst Community Developments Society
778-238-7826 or helen@catalystcommdev.org
Or contact City of New Westminster
Hardev Gill , Development Planner
604-636-4315 or hgill@newwestcity.ca
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APPENDIX
Event Sign-In Sheet
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Submitted Comment Form
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Samantha Bohmert
From:
Sent:
To:
Subject:

Ava Russell <avarussell@hotmail.com>
Friday, June 30, 2017 17:23
External-Post Master - Pln
Support for Rezoning at 43 Hastings St.

Follow Up Flag:
Flag Status:

Follow up
Flagged

Hello,
I am emailing in support of a proposed development. I think it is a wonderful idea to rezone the lot at 43
Hastings Street into a Comprehensive Dwelling District. With the rental housing market such that it is, I think it
is very important to make affordable and accessible housing available. Also, it is a wonderful way to make a
neighbourhood more inclusive and dynamic.
I can't attend the meeting July 18 but please put forward my support.
Thank you,
Ava Russell
Cell: 778-980-2672

1
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