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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date:

January 16, 2018

From:

Jackie Teed
Acting Director of Development Services

File:

REZ00134
SDP00210

Subject:

813 – 823 Carnarvon Street: Revised Rezoning Proposal.

RECOMMENDATION
THAT the Advisory Planning Commission recommend that City Council support the updated
rezoning proposal for 813 – 823 Carnarvon Street.
______________________________________________________________________________
EXECUTIVE SUMMARY
An application has been received to rezone and issue a Special Development Permit for the site
addressed as 813 – 823 Carnarvon Street (see Attachment 1 – Location Map). The Advisory
Planning Commission (APC) reviewed and supported the proposal at their meeting of September
19, 2017. The proposal reviewed at that meeting would provide 195 market residential units,
6,099 square feet (566.62 square metres) of commercial floor space and 50 non-market rental
residential units for the Performing Arts Lodges (PAL), a non-profit, federally registered charity.
The development would have a height of 290 feet (88.7 meters) and a Floor Space Ratio of 7.75.
Since that time, BC Housing has committed to partnering with PAL and together they have
requested additional density within the affordable housing component, toward a more viable
project. The applicant has also offered to provide a contribution to the affordable housing
component which would be funded through provision of additional density in the market
component of the proposal.
The revised proposal would provide 204 market residential units and 66 non-market rental
residential units for PAL. There would be 6,099 square feet (566.62 square metres) of
commercial floor space, as in the original proposal. The development would have a tower height
of 302 feet (92 meters), and the PAL building would increase from six to eight storeys; however,
the overall increase to the building heights would be mitigated by reducing floor-to-floor height.
The development would have a Floor Space Ratio of 8.53, which represents a total increase of
0.78 FSR.
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The proposed rezoning would continue to satisfy a number of important City policies and
objectives, as follows:
1. The site is in close proximity to transit, commercial amenities, schools and parks.
2. The project supports the City’s Affordable Housing Strategy (2010), and provides more
affordable housing units than the original proposal.
3. The project satisfies the Family Friendly Housing Policy.
4. The applicant has consulted with the Downtown Residents’ Association and held a Public
Open House, and sent the Resident’s Association a letter regarding the revised proposal.
5. The project design satisfies the intent of the Downtown Development Permit Area
Designation and the Downtown Building and Public Realm Design Guidelines and
Master Plan.
6. The project design was supported by the New Westminster Design Panel.
7. The project provides a corner plaza to provide public gathering space, and improves the
Carnarvon streetscape.
1. PURPOSE
The purpose of this report is to provide information to the Advisory Planning Commission for
their consideration of the revised proposal and to seek a resolution of support for the project.
2. BACKROUND
The staff report to the APC from September 19, 2017 outlines the background and general policy
and regulation context for this application, and is attached as Attachment 2. Revised project
drawings are included in Attachment 3. The draft zoning amendment bylaw is included in
Attachment 4.
3. PROPOSAL
The table below provides comparison of the key changes between the March 2017 proposal and
the December 2017 proposal.

Building Height
Market Tower

Secured Non-Market Building

March 2017
Previous
Proposal

December 2017
Current
Proposal

29 floors
290 feet
(88.7 metres)
6 floors
95 feet (28.95
meters)

32 floors
302 feet
(92.0 metres)
8 floors
104 feet (32
metres)

Density (Floor Space Ratio)
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Market and Commercial – Base
Market – Bonus Density
Market – Other

3.64
1.56
1.28

3.64
1.56
1.72

Market Subtotal
Secured Non-Market

6.48
1.28

6.92
1.61

Total FSR

7.76

8.53

195
50

204
66

Total number of units

245

270

Parking
Commercial
Market – Resident
Market – Visitor
Secured Non-Market – Resident
Secured Non Market – Visitor

11
222
20
35
5

8
221
20
26
7

Total number of stalls

292

274

Density (number of units)
Market
Secured Non- Market

The non-market rental housing project would be constructed for the Performing Arts Lodges
(PAL), a non-profit, federally registered charity whose mission is to provide veterans of the
performing arts industry with affordable housing. BC Housing has committed to partnering with
PAL on the project, and both organizations would own units, with PAL operating all units. The
City would require covenants to guarantee the operation of the units as affordable housing for
their lifetime. Attachment 5 is a letter from PAL. Attachment 6 is a letter from BC Housing.
The project meets the City’s parking requirements. The City has considered the PAL component
of the project under the Zoning Bylaw regulations for parking for elderly citizens’ homes given
the Lodge is restricted to residents of 55 years and older.
4. DISCUSSION
4.1 Revised Project Density
The Density Bonus Phase Two Policy (outlined in Attachment 7) allows for the consideration of
densities over the 5.2 FSR contemplated by the Zoning Bylaw. The Policy does not provide a
framework for evaluating the higher density. The revised project is being brought forward under
the following rational, which is generally consistent with the rational supporting the original
proposal:
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1. The site is currently zoned Downtown Mixed Use Districts (High Density) (C-4). That
zone has a residential Floor Space Ratio of 3.0 and a commercial Floor Space Ratio of
2.0. Current Council policy would allow all C-4 zoned property to rezone to C-4(DB)
which allows a bonus density mixed use building with commercial on the ground floor
and a total floor space ratio of 5.2. All residential density between the base Floor Space
Ratio of 3.0 to the C-4(DB) zone maximum floor space ratio of 5.2 would be purchased
from the City in line with Density Bonus regulations (1.56 FSR in both original and
revised proposals).
2. In addition the applicant proposes to provide floor space for a 66 unit secured non-market
housing project with a Floor Space Ratio of 1.61 (original proposal 1.28 FAR). This floor
space would be provided by the City to the non-profit housing provider in addition to the
density outlined in (1). This represents an increase of 0.33 FSR over the original
proposal.
3. The applicant has asked for additional density for the market portion of the project given
they would provide the site and a financial contribution for the non-market portion. The
bylaw for the project would provide a bonus of 1.72 FSR (original proposal 1.28 FSR) in
addition to the density outlined in (1) and (2), which represents an increase of 0.44 FSR.
There are currently two other projects in the Downtown Neighbourhood under consideration
with Floor Space Ratios above 5.2. The projects are a 29 storey building in the 800 Block of
Agnes street with a proposed Floor Space Ratio of 7.2, and a 33 storey building proposed at 618
Carnarvon Street with a Floor Space Ratio of 6.2.
4.2 Downtown Building and Public Realm Design Guidelines and Master Plan
As outlined in the previous report (Attachment 2), the proposed development would not meet the
minimum separation between towers identified in the Guidelines. This was considered by the
New Westminster Design Panel in their review of the original proposal, and the Panel passed a
motion supporting the application with the reduced tower separations.
The revised proposal would add additional floor space to the buildings by increasing the tower
and non-market building heights. The overall increase in building heights would be mitigated by
reducing the proposed floor-to-floor height. This would result in an increase of the market tower
from 290 feet (88.7 meters) to 302 feet (92 meters). The PAL building would increase from 95
feet (28.95 meters) to 104 feet (32 metres) and would go from six to eight stories. The PAL
building would now qualify by one story to be considered under the minimum building
separation guideline in the Downtown Community Plan (buildings 7 storeys or greater), whereas
it was not previously. The separation between the PAL building and the adjacent residential
tower to the west would be in the order of 20 metres (65 feet), which would not meet the City’s
building separation guideline (minimum 88.6 feet/ 27 metres).
The increase to the height of the buildings would be minimal, with the tower only increasing 4%
and the PAL building qualifying for consideration under the building separation policy by one
storey. Given this, that the PAL building would provide affordable housing, and that no changes
have been made to the architectural or urban design, staff considers the proposed changes to be
generally consistent with the original proposal which was reviewed and approved by the New
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Westminster Design Panel, and will not forward the revised application back to the Panel for
further review.
5. PUBLIC CONSULTATION
Public Consultation

5.1

The following is an outline of the public consultation that has been undertaken by the application
to date for the proposed development:
•

•
•
•

Applicant Led-Open House held on September 12, 2017 from 4:30 to 7:30PM at the Holy
Trinity Anglican Cathedral. As indicated by applicant, a total of 22 people attended the
Open House and there were four (4) comment forms submitted indicating support for the
proposal and 1 neutral comment form.
Applicant met with and provided a presentation to the Downtown Residents’ Association
on May 3, 2017 in the Upper Hall of the Holy Trinity Anglican Cathedral.
Applicant undertook additional outreach and communication to nine adjacent strata’s via
email and hand-delivered letter. Two of the nine stratas responded requesting further
details.
Applicant met with and provided a presentation on September 12, 2017 with the strata of
888 Carnarvon Street. A total of 20 residents attended this meeting.

The applicant has provided a public consultation summary which provides information on the
applicant’s public consultation efforts to date as well as copies of relevant documentation that
has been provided to the public. A copy of the applicant’s public consultation summary has been
attached to this report as Attachment 8. A copy of the letter sent to two of the stratas has been
attached to this report as Attachment 9.
5.2 Public Notification for Revised Proposal
The required site signs were originally put up on August 30th and updated signs were put up on
the property on January 9, 2018 with the revised proposal. A new notification was also sent by
the City regarding the second APC Hearing.

6. 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 Downtown Residents’ Association and hold a public
meeting.
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5. The project is considered by the Advisory Planning Commission.
6. LUPC consideration of rezoning.
7. LUPC recommendation to Council for first and second reading of the Zoning
Amendment Bylaw.
8. Council consideration of first and second reading of the Zoning Amendment Bylaw.
9. Public Hearing and Council consideration of third reading of the Zoning Amendment
Bylaw.
10. Council consideration of adoption of the Zoning Amendment Bylaw.
11. Consideration and issuance of the Special Development Permit.
7. 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 the revised zoning proposal for 813- 823 Carnarvon Street.
Option 2:
That the Advisory Planning Commission recommend that New Westminster City Council not
support this application.
Option 3:
That the Advisory Planning Commission provide staff with alternative feedback.
Staff recommends Option 1.

Jackie Teed,
Acting Director of Development Services
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Attachment 1
Location Map
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Attachment 2
September 19, 2017 Staff report to the APC
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date:

September 19, 2017

From:

Jim Hurst
Development Planner

File:

REZ00134
SDP

Subject:

813 – 823 Carnarvon Street: Rezoning to allow a 245 Unit Residential
Development.

RECOMMENDATION
THAT the Advisory Planning Commission recommend that City Council support the proposed
rezoning of 813 – 823 Carnarvon Street.
______________________________________________________________________________
EXECUTIVE SUMMARY
An application has been received to rezone and issue a Special Development Permit for the site
addressed as 813 – 823 Carnarvon Street. The proposed project would provide 195 market
residential units, 6,099 square feet (566.62 square metres) of commercial floor space and 50 nonmarket rental residential units for the Performing Arts Lodges (PAL), a non-profit, federally
registered charity. The development would have a height of 290 feet (88.7 meters) and a Floor
Space Ratio of 7.75.
The proposed rezoning would satisfy a number of important City policies and objectives, as
follows:
1. The site is in close proximity to transit, commercial amenities, schools and parks.
2. The project satisfies the Family Friendly Housing Policy.
3. The project supports the City’s Affordable Housing Strategy (2010).
4. The applicant has consulted with the Downtown Residents’ Association and held a Public
Open House.
5. The project design satisfies the intent of the Downtown Development Permit Area
Designation and the Downtown Building and Public Realm Design Guidelines and
Master Plan.
6. The project design was supported by the New Westminster Design Panel.
7. The project provides a corner plaza to provide public gather space.
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1. PURPOSE
The applicant proposes to rezone the site to allow a 195 unit market residential development and
a 50 unit non-market rental residential development with a floor space ratio (FSR) of 7.75. 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.
2. BACKROUND
Site Area:
Existing Zoning:
Proposed Zoning
Development Permit
Area Designation:

26,104 square feet (2,425.2 square metres)
Downtown Mixed Use Districts (High Density) (C– 4)
Comprehensive Development Districts (813 Carnarvon Street)(CD76)
Downtown Development Permit Area

2.1 Site Characteristics and Context
The site is located in the Downtown neighbourhood and is subject to the Downtown
Neighbourhood Plan. The site is located in the Skytrain and Tower precincts of the Plan.
The site has frontage on Victoria Street and Carnarvon Street. There is a 26 foot (7.92 metre)
cross slope on the property. The property owner currently allows the City to locate some of the
Downtown Off Leash Dog Park on a portion of the subject property.
To the north of the site is Victoria Street, which has a dedicated width of 33 feet (10 metres). The
Downtown Off-Leash Dog Park currently occupies a portion of Victoria Street. Victoria Street is
designated as a laneway/narrow street in the Downtown Plan. Across Victoria Street is a
development site addressed as 800 Agnes Street. The City has received a pre-application review
request for that site which will be the subject of a Report to Council. The proposed project is a 33
storey residential building with a height of 330 feet (100.58 metres) that would have 258
residential units and an FSR of 7.03.
To the east of the site is 811 Carnarvon Street. This property has an area of 8,699 square feet
(808 square metres) and is zoned Downtown Mixed Use Districts (High Density) (C– 4). The site
is currently occupied by a two level commercial building.
To the south is Carnarvon Street, which is identified as a local collector and designated as an
enhanced pedestrian street in the Downtown Community Plan. Carnarvon Street would be part of
a future greenway/bike route. Across Carnarvon Street is the Plaza 88 development and the
access to the New Westminster Skytrain Station. The Plaza 88 site is zoned Central Business
Districts (Restricted) (C - 4C). That development has an FSR of 6.79 and the four residential
towers will range in height from 32 to 41 floors.
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To the west is a site developed with three residential towers, the Hyack at 838 Agnes Street, the
Fraser at 55 Tenth Street and the Royal at 828 Agnes Street The site has a split zoning with a
portion of the site zoned Downtown Mixed Use Districts (High Density) (C– 4) and the
remainder zoned Multiple Unit Residential District (High Density (RM – 6). The height of the
buildings ranges from 14 to 16 storeys. The development has an FSR of 3.45 and a total of 298
units. A public right of way is registered on the east property line of this property to provide
public pedestrian and vehicular access from Carnarvon Street to Victoria Street. The lane is not
yet constructed, but would be developed as part of the 813 Carnarvon Street project.
2.2 Project Description
The applicant proposes to construct two residential buildings on the site with ground floor
commercial uses. At grade would be commercial units facing Carnarvon Street that have a total
area of 6,099 square feet (566.62 square metres). Above the commercial would be a market
condominium tower with 195 residential units and a secured non-market rental housing project
with 50 units.
The non-market rental housing project would be constructed for the Performing Arts Lodges
(PAL), a non-profit, federally registered charity whose mission is to provide veterans of the
performing arts industry with affordable housing. The group currently operates a facility in
Vancouver where rental assistance is provided for those who qualify for “rent geared to income”
(RGI) suites, with the remaining suites renting at 13% below market (“near market”) suites. In
2015, the ratio in the Vancouver building was set at a minimum of 60 percent RGI and 40
percent near market rents over the long term. The current ratio has RGI suites set at 73% at the
existing building, and the remaining at near market.
The project proposed for New Westminster would be managed in the same manner by the
society. The City would require covenants to guarantee that the units are not stratified, they are
owned and operated as one entity, that the units remain in a rental use and to identify how rent
would be calculated.
2.3 Project Statistics
The project statistics are shown in the following table:
Proposed Zoning:
Floor Space Ratio:
Number of units:
Height:

Comprehensive Development Districts(813 Carnarvon
Street)
7.75
195 market condominium units and 50 non-market rental
units
290 feet (88.7 meters)

13

3. POLICY AND REGULATIONS
3.1 Official Community Plan Land Use Designation:
The site is designated Mixed Use - High Density in the Downtown Community Plan. The Plan
gives the following details of the designation:
•
•
•

mixed-use (commercial and/or residential) throughout Downtown, outside of the
Columbia Street Historic Mixed-Use
retail, office, service or residential
any combination of the above (can be one use or multiple uses)

The project proposed in this application would satisfy the general intent of the form anticipated
in the land use designation by providing a mixed use building with commercial uses at grade on
the Carnarvon Street frontage.
3.2 Development Permit Area Designation
The site is designated as part of the Downtown Development Permit Area. The Plan identifies
this designation as:
The City of New Westminster will ensure that new development supports a vibrant,
pleasant, and people oriented Downtown. The guidelines for Downtown are based upon
the following objectives for development:
•
•
•
•
•
•
•
•
•
•

Reflect the context of New Westminster and unique characteristics such as history,
views and topography.
Provide safe and pleasant streets and public spaces where pedestrians feel
comfortable and welcome.
Create a positive, people oriented connection between new buildings and the street,
between public and private spaces.
Promote excellence in architectural design and creativity in the architectural form,
massing and character of new development.
Protect important public views, and ensure light and air penetration to the street.
Promote a vibrant and diverse local economy through the encouragement of attractive
and functional commercial areas.
Guide the development of new buildings which conserve energy, materials and water.
Encourage new habitat and a greened built environment which supports ecological
cycles and reconnects people with nature.
Minimize negative impacts on air quality and the water quality of the Fraser River.
Maximize opportunities for rooftop features which generate energy, minimize runoff
and create multipurpose green spaces.
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•

Promote sustainable modes of transport (e.g., walking, cycling, transit).

The project proposed in this application would satisfy the general intent of the Development
Permit Area Designation.
3.3 Downtown Building and Public Realm Design Guidelines and Master Plan
The Downtown Building and Public Realm Design Guidelines and Master Plan provide guidance
in achieving a high quality, cohesive Downtown that honours the historical and cultural context
of New Westminster. This document serves as a toolkit to inform public realm improvements
both on and off-site within the Downtown area. The design of the project was evaluated using
these Design Guidelines by staff and the New Westminster Design Panel.
3.4 Zoning Bylaw:
The site is currently zoned Downtown Mixed Use Districts (High Density) (C– 4). That zone
would allow a mixed use building with a height of 80 feet (24.4 metres) and a total FSR of 5.2.
Residential Development would be limited to an FSR of 3.0.
The project proposed in this application would not comply with the current zoning of the site.
The City does not currently have a mixed use residential zone with an FSR of 7.75 that
incorporates the required density bonus provisions. A Comprehensive Development Zoning
Schedule would be used to allow formal consideration of this application.
3.5 Density Bonus Phase 2 Council Policy
The Density Bonus Amenity Zoning Phase 2 Council Policy supports a rezoning of this site to
C– 4(DB). The rezoning allows Council to consider a higher height and a shift in the mix of floor
space toward a greater proportion of residential floor space. A mixed use high density project on
a site zoned C-4(DB) would be allowed to have an FSR of 5.2 and a height of 240 feet (73.15
metres).
Density Bonus Amenity Zoning Phase 2 Council Policy in Section 9 anticipates applications for
higher densities and provides a mechanism to allow consideration of these applications.
Council Discretion
9.1 While this policy is intended to establish a framework which would apply to all
development applications within the Downtown that are seeking density and height
above the base density or base height, it is recognized that there may be unique and
exceptional circumstances under which densities and heights above that outlined in this
policy may be acceptable.
9.2 Development applications for density above the maximum bonus density shall be
required to provide a rationale as to why unique and exceptional circumstances warrant
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additional density. This rationale will be reviewed by staff and Council to determine if it
is an appropriate reason to exceed bonus densities.
9.3 Development applications for density above the maximum bonus density will be
considered by Council under the procedures in the Guidelines for Staff Evaluation of
Voluntary Amenity Contributions, however the established density bonus rates may be
used as a basis for negotiation.
The applicant has identified the provision of a site for a secured non-market rental project in a
location adjacent to SkyTrain and the amenities of Downtown New Westminster as a reason to
consider densities above those outlined in the policy. The applicants land use rational is attached
to this report.
3.6 Family-Friendly Housing Bylaw and Design Guidelines
The Family-Friendly Housing Policy and Design Guidelines provide requirements for the mix of
units with two and three bedrooms as well as guidelines that ensure units are usable by families.
The proposed project has two components: 1) Market Condominium and 2) Secured Non-Market
Rental Housing. The first is the 195 unit market condominium project. That project provides the
following unit mix:
Type

# of units

% of total

Unit area

Location

One bedroom
apartment
Two bedroom
apartment
Three bedroom
townhouses
Three bedroom
apartment

118

60.5%

54

27.7 %

10

5.1%

6th – 25th
floors
6th – 25th
floors
podium level
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6.7%

44.6 – 59 square metres
(480 – 635 square feet)
75.6 – 79.8 square metres
(814 – 859 square feet)
92.7 – 112.1 square metres
(998 - 1207 square feet)
106.1 – 109.2 square metres
(1142 - 1175 square feet)

26th – 28th
floors

This component of the project satisfies the unit mix requirements by providing 11.3% of the
units with three bedrooms and 27.7% of the units with two bedrooms. All of the units meet the
Design Guidelines.
The second component of the project is the 50 units of non-market rental housing which does not
satisfy the requirements of the Family-Friendly Housing Policy for unit mix. There are 49 one
bedroom units at 437 – 592 square feet (40.6 to 55 square metres) and one studio unit at 347
square feet (32.2 square metres). The Family Friendly Housing Policy anticipates that there may
be some affordable housing projects where the purpose designed units do not satisfy the unit mix
and provides an exemption for these projects. The PAL part of the project will be exempt from
the unit mix requirement, as an affordable housing project; however the project as a whole will
need to comply with the policy. The project requires and provides 23 three bedroom units.
The New Westminster Design Panel considered the following question:
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Question 6: Given that the project will conform to the Family-Friendly Housing Policy
for the required unit mix, does the project provide suitable on-site amenities for families?
In addition to other comments the Panel noted that:
•
•

It is evident that this will be a family friendly project, especially with the use of
the future park to the north as well;
The project has provided a reasonable amount of on-site amenities for families,
plus its location in the Downtown adds further access to family friendly
amenities;

4. DISCUSSION
4.1 Project Density
While the Density Bonus Phase Two Policy allows the consideration of higher densities it does
not provide a framework for evaluating the higher density. Therefore the project has been
brought forward under the following rational:
1. The site is currently zoned Downtown Mixed Use Districts (High Density) (C-4). That
zone has a residential Floor Space Ratio of 3.0 and a commercial Floor Space Ratio of
2.0. Current Council policy would allow all C-4 zoned property to rezone to C-4(DB) that
allows a bonus density mixed use building with commercial on the ground floor and a
total floor space ratio of 5.2. Thus all residential density between the base Floor Space
Ratio of 3.0 to the C-4(DB) zone maximum floor space ratio of 5.2 would be purchased
from the City in line with Density Bonus regulations.
2. In addition the applicant proposes to provide floor space for a 50 unit secured non-market
housing project with a Floor Space Ratio of 1.275. This floor space would be provided by
the City to the non-profit housing provider.
3. The applicant has asked for additional density for the market portion of the project for
providing the site for the non-market project. The bylaw for the project will provide a
bonus in two parts. The City will provide floor space to a maximum Floor Space Ratio of
0.6375 to the applicant free of charge to compensate for the provision of the site. Further,
the applicant may purchase additional residential floor space equal to a Floor Space Ratio
of 0.6375 also as compensation for providing the site for the non-market project.
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The following table summarizes the approach to the density proposed in this project:
Use

Floor Space
Ratio

Market residential and grade level commercial – allowed in the
C - 4(DB) zone
Non-market residential floor space provided by the City to the nonprofit housing provider.
Market floor space provided by the City to the applicant to compensate
the applicant for the provision of the site for the non – market housing.
Market floor space purchased from the City by the applicant to
compensate the applicant for the provision of the site for the non –
market housing.

5.2

Total

7.75

1.275
0.6375
0.6375

There are currently two other projects in the Downtown Neighbourhood under consideration
with Floor Space Ratios above 5.2. The projects are a 23 storey building in the 800 Block of
Agnes street with a proposed Floor Space Ratio of 7.0, and a 33 storey building proposed at 618
Carnarvon Street with a Floor Space Ratio of 6.2.
4.2 Downtown Building and Public Realm Design Guidelines and Master Plan
Staff considers that the project generally conforms to the Downtown Building and Public Realm
Design Guidelines and Master Plan, however; Section 7.3.4.1 of the guidelines call for a
minimum separation between towers in the Tower Precinct of 88.6 feet (27 metres). The
separations between the proposed building and the existing buildings around the site are shown
in the following table:
Building Separations
Address

888 Carnarvon Street – The
Marinus
892 Carnarvon Street – The
Azure
828 Agnes Street – The
Royal
Future building to the north
across Victoria Street

Building Height above
grade

Proposed Separation

34 floors

73.13 feet (22.3 metres)

32 floors

79.83 feet (24.33 metres)

16 floors

143 feet (43.6 metres)

Estimated 20 – 23 floors

Estimated - 79 feet (24.1
metres)
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When this application was considered for support by the New Westminster Design Panel staff
asked specifically if the application satisfied the intent of the Downtown Building and Public
Realm Design Guidelines and Master Plan.
The Panel commented that the project satisfied the intent of the Development Permit Area and
the Downtown Building and Public Realm Design Guidelines and Master Plan.
4.3 New Westminster Design Panel Consideration
The applicants made a preliminary presentation of the project to the New Westminster Design
Panel on April 27, 2017 and a second presentation on July 25, 2017 seeking the support of the
Panel for the design of the project. The Panel approved the following motion after their
consideration of the project at their July, 2017 meeting.
MOVED and SECONDED
THAT the Design Panel support the application and support the tower separation as
proposed.
CARRIED.
All members of the Panel present voted in favour of the motion.
The full minutes of both considerations are attached to this report.
4.4 Streetscape
Council has reviewed the project on a preliminary basis and directed staff to process the
application. One important point identified by Council was the requirement for a high quality
streetscape to contribute to the renewal of Carnarvon Street opposite the New Westminster
SkyTrain Station. The applicant has addressed this by:
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•
•
•

Setting the building back from the street to allow wider sidewalks,
The provision of a corner plaza , and
The high level of design and materials proposed for the project

The proposed streetscape has been reviewed by the Development Services, Engineering and
Parks Departments and the New Westminster Design Panel who support the current design.
5. PUBLIC CONSULTATION

5.1 Public Open House and Presentation to the Downtown Residents’ Association.
On May 3, 2017, the applicant held an Open House and made a presentation at the Downtown
Residents’ Association meeting. The Downtown Residents’ Association does not consider
motions of support/non-support at their meetings, but rather, supports discussion of the
application and connecting local residents to the applicants.
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 Downtown Residents’ Association and hold a public
meeting.
5. The project is considered by the Advisory Planning Commission.
6. LUPC consideration of rezoning.
7. LUPC recommendation to Council for first and second reading of the Zoning
Amendment Bylaw.
8. Council consideration of first and second reading of the Zoning Amendment Bylaw.
9. Public Hearing and Council consideration of third reading of the Zoning Amendment
Bylaw.
10. Council consideration of adoption of the Zoning Amendment Bylaw.
11. Consideration and issuance of the Special Development Permit.
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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 the proposed rezoning of 813- 823 Carnarvon Street.
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
1 Location Map

4

2 Project Plans

5

3 Applicants Land Use Rational

6

Draft of the Comprehensive Development
Districts (813 Carnarvon Street (CD-67)
(DB) Zone
Official Community Plan Development
Permit Area Designation
Consideration by the New Westminster
Design Panel

Click here to view the APC September 19, 2017 Agenda Package
Click here to view the APC September 19, 2017 Minutes
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Attachment 3
Revised Project Plans

SEE SEPARATE
PACKAGE OF
DRAWINGS
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Attachment 4
Draft Zoning Amendment Bylaw
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DRAFT

CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 7974, 2018
A Bylaw to Amend Zoning Bylaw No. 6680, 2001
WHEREAS the Local Government Act authorizes a local government to zone areas of a
municipality and to make regulations pursuant to zoning.
NOW THEREFORE 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. 7974, 2018.”

2.
Zoning Bylaw No. 6680, 2001 is hereby amended by inserting the
following as section 1076:

1076 Comprehensive Development Districts (813 Carnarvon Street) (CD-76) (DB)
1076.1 The intent of this district is to allow mixed use development at a high density, with
an opportunity to increase density upon the provision of amenities or affordable
housing.
Permitted Principal and Accessory Uses
1076.2 All principal and accessory uses permitted in the Downtown Mixed Use Districts
(High Density) (C-4) zoning schedule shall be permitted in the Comprehensive
Development Districts (813 Carnarvon Street) (CD-76) zone.

Conditions of Use
1076.3 Cafes and restaurants shall not include drive-in and drive-through restaurants;
1076.4 Personal service establishments may include barber shops, beauty parlours, dry
cleaning shops (automatic self-service only), dry cleaning establishments,
electrical appliance repair shops, optical or watch repair shops, florist shops,
launderettes (automatic self-service only), shoe repair shops, tailor or dressmaker
shops.
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1076.5 Residential uses are only permitted at grade level in areas not designated
‘Commercial at Street Level’ in the Downtown Community Plan
Base Density
1076.6 The Floor Space Ratio shall not exceed 3.0.
Bonus Density
1076.7 The maximum Floor Space Ratio is increased by 2.2 if the owner makes payments
into capital reserve funds in accordance with Section 190.49 of this Bylaw in
respect of the additional Floor Space Ratio of 2.2 or any portion thereof.
1076.8 The maximum Floor Space Ratio is increased by 3.33 if:
(a)

(b)

the owner constructs and transfers to the City, or a non-profit society(ies)
designated by the City, a building which:
a. has a floor space ratio of 1.61;
b. contains at least 66 non-market rental dwelling units;
c. all dwelling units are the subject of a housing agreement with the City that
restricts the occupancy of the units to residential tenancies under the
Residential Tenancy Act; and
d. is to the satisfaction of the Director of Development Services.
the consideration for the transfer of the units mentioned in subsection a) is an
amount equivalent to the fair value of the units as agreed to by the owner, the City
and transferee(s), less at least $2 million.

1076.9 Prior to issuance of a building permit for bonus density as permitted under section
1076.8, and above that permitted in sections 1076.6 and 1076.7, the owner shall
have:
(a) obtained a building permit authorizing the construction of the 66 nonmarket rental dwelling units described in Section 1076.8(a), and the
building in which the dwelling units are to be located is under construction;
(b) entered into a housing agreement with the City in respect of the non-market
rental dwelling units, that restricts the occupancy of the units to residential
tenancies under the Residential Tenancy Act;
(c) entered into a purchase and sale agreement with the City, or a third party
designated by the City, in respect of the building in which the non-market
dwelling units are being constructed, and the consideration for the sale of
the building containing the dwelling units as is required by Section
1076.8(b); and
(d) provided to the City a security, in a form to the satisfaction of the Director
of Development Services, in the amount of $2 million, to secure the
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owner’s obligation to construct and transfer the non-market dwelling units
in accordance with this Bylaw and to the satisfaction of the Director of
Development Services. This security shall be forfeited to the City to be
used for the provision of affordable housing, unless, within 24 months of
the issuance of the building permit authorizing the construction of the nonmarket units:
(i) the building in which the non-market dwelling units have been
constructed has been transferred pursuant to the purchase and sale
agreement; and
(ii) the City has issued authorized occupancy of all of the non-market
dwelling units.
1076.10 The maximum number of dwelling units is 204, excluding non-market dwelling
units described in Section 1076.8.
1076.11 The maximum total number of dwelling units is 270.
Building Height
1076.12 The maximum building height is 240 feet (73.15 metres).
1076.13 The maximum building height is 302 feet (92.1 meters) if the owner has complied
with the bonus density provisions in Section 1076.7 and 1076.8.
Principal Building Envelope
1076.14 There are no minimum yard setbacks or maximum site coverage in the CD-76
zone.
Regulation Requirement
Usable Open Space
1076.15 For multiple dwellings, usable open space shall be provided of not less than ten
percent (10%) of the gross residential floor area and not less than twenty five
percent (25%) of the site area.
Fencing and Vision Clearance Requirements
1076.16 Fencing and vision clearance shall comply with the General Regulation section of
this bylaw.
Off-Street Parking and Loading Requirements
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1076.17 Off-street automobile parking shall be provided in accordance with the Off-Street
Parking Regulation section of this bylaw, except that the requirement for the nonmarket rental dwelling units described in Section 1076.8 shall be one space for
every five dwelling units or portion thereof.
1076.18 Bicycle parking shall be provided in accordance with the Off-Street Bicycle
Parking Regulations section of this bylaw.
1076.19 Off-Street loading spaces shall be provided in accordance with the Off-Street
Loading Regulations section of this bylaw, except that no loading spaces are
required in respect of the non-market rental dwelling units described in Section
1076.8
Non-Market Rental Housing Unit Size Requirements
1076.20 Despite the provisions requiring minimum unit sizes in the General Regulations
Section of this Zoning Bylaw, Secured Non-Market Rental dwelling units may
have a reduced minimum floor area of 425 square feet (39.48 square metres). All
other provisions regarding dwelling units in the General Regulations Section of
this Zoning Bylaw shall apply.
3.

That certain parcel of land situated within the City of New Westminster, British
Columbia and more particularly described as:
Parcel Identifier: 029-174-911
Lot A Block 23 Plan EPP28262
(municipally known as 813Carnarvon Street)

and which is presently zoned Downtown Mixed Use Districts (High Density) (C– 4) is
hereby rezoned to Comprehensive Development Districts (813 Carnarvon Street) (CD76) and the plan annexed as Schedule “A” to Zoning Bylaw No. 6680, 2001 is hereby
amended to reflect this rezoning.

GIVEN FIRST READING this

day of

2018.

GIVEN SECOND READING this

day of

2018.

PUBLIC HEARING held this

day of

2018.
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GIVEN THIRD READING this

day of

APPROVED by the Minister of Transportation and Infrastructure this
, 2018

2018.
day of

ADOPTED and the Seal of the Corporation of the City of New Westminster affixed
this
day of
, 2018.

_________________________________
MAYOR
_________________________________
CITY CLERK
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OUR MISSION IS TO PROVIDE LONGSTANDING MEMBERS OF
VANCOUVER’S PERFORMING ARTS PROFESSIONS WITH AFFORDABLE
HOUSING WITHIN A VIBRANT AND CREATIVE COMMUNITY SETTING.

November 27, 2017
Richard Wittstock, Principal
Domus Homes
918 – 1030 West Georgia Street
Vancouver, BC
V6E 2Y3
Dear Richard,
It is with great pleasure and excitement that I write on behalf of the PAL Vancouver Board of
Trustees to confirm our commitment to partnering with Domus in the Carnarvon Gardens
development project. PAL Vancouver is thrilled to be able to bring our proven track record of
providing performing arts professionals with affordable housing within a vibrant and creative
community setting to New Westminster.
Our doors are open to all disciplines—film, television, radio, theatre, dance, music—and all
occupations within those disciplines—design, direction, performance, promotion, production,
technical, writing, and more. Priority is given to seniors (55+) and those with the greatest
housing need from the professional performing arts professions.
We are anticipating the total number of new affordable housing units in New Westminster
will come in at between 60 and 70 units with a 1 bedroom unit size of between 450 to 550
square feet and the studio units at between 400 to 450 square feet.
Our commitment is subject to the following:
1. Confirmation and approval from BC Housing Management Commission regarding the
project meeting all of their building, costing, financing and any other relevant
approval requirements for the project
2. Acceptance and approval from the PAL Vancouver Board of Trustees for all project
development costs and any required financing costs related to the planning and
completion of the project
PAL Vancouver looks forward to working with you and your team on this exciting project
that we believe will add great value to the local community.
Yours truly,

Gary Glacken
Executive Director

30

Attachment 6
Letter from BC Housing dated January 15, 2018

31

Home Office
1701 -4555 Kingsway
Burnaby, BC V5H 4V8

^ BC HOUSING

Tel 604-439-4109
Fax 604-433-5915

January 15, 2018

Jackie Teed
A/ Director, Development Services
City of New Westminster
511 Royal Avenue
New Westminster, BC V3L 1H9

Dear Jackie,

Re: Affordable Housing Project-823 Carnarvon St, New Westminster
BC Housing is very pleased to be in a partnership with the Performing Arts Lodge Vancouver (PAL) to
develop 66 units of affordable housing serving low to moderate income households. This project
demonstrates clearly the types of partnerships BC Housing seeks, working closely with the City of New
Westminster, PAL and the developer, Domas Projects. We appreciate the commitment the City has
shown towards this development in approving the increased density, allowing the bonus density
provisions, consider the reduction in parking and several other important and crucial concessions.
Projects such as this one cannot succeed with your involvement.

BC Housing has placed this project on our priority list and will be offering this development our
Community Partnerships Initiative low cost financing and we will extend an equity position to PAL to assist
them in maintaining the affordability they seek for their client group. In addition, we are also in
negotiations with Domas Projects with respect to a contribution towards this non-market component
which will further increase the project's viability and affordability. Please note that the above is subject
to BC Housing's final approval of the project.

We look forward to working with PAL on this project to increase the availability of safe and affordable
housing in the City of New Westminster.
Sincerely,

Armfn Amrolia
Executive Director
Development & Asset Strategies

British Columbia Housing Management Commission
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Density Bonus
Phase 2 Policy
September 2014

1.0

Purpose

1.1

The purpose of this policy is to establish Density Bonus Zoning as the primary means of
collecting amenity contributions in the Downtown. Density Bonus Zoning allows
additional development density, in accordance with the Official Community Plan, in
return for a cash contribution to be applied towards community benefits which meet
the needs of people living and working in New Westminster.

2.0

Scope

2.1

This policy applies to the Density Bonus Program – Phase 2 and all applications for
multiple unit residential or mixed use development within Downtown New Westminster
which propose to exceed the maximum permitted base density, or maximum permitted
base height.

3.0

Procedures

3.1

Development applications for multiple unit residential or mixed use development within
Downtown New Westminster, which propose to exceed the maximum permitted base
density, or maximum permitted base height shall rezone to the density bonus zoning
districts indicated in the following table:

Official Community Plan
Designation
Residential Mid‐Rise
Apartment; or
Residential Tower Apartment
Mixed‐Use High Density

3.2

Existing Zoning District
RM‐6A
RM‐6B
C‐4
C‐4
RM‐6A or RM‐6B

Rezoned to Density Bonus
Zoning District
RM‐6A(DB)
RM‐6B(DB)
RM‐6B(DB)
C‐4(DB)
C‐4(DB)

Development shall not exceed the maximum permitted bonus density.
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4.0

Exemptions

4.1

The following may be exempted from the policy:




Development applications using the Heritage Density Transfer System as outlined in
the New Westminster Zoning Bylaw;
Development projects providing secured market rental housing, as outlined in the
New Westminster Zoning Bylaw;
non‐market housing units; and

5.0

Collection of Density Bonus Amenity Contributions

5.1

The full amount of Density Bonus Amenity Contributions shall be paid prior to issuance
of a Building Permit, as required by the City of New Westminster Zoning Bylaw.

6.0

Allocation of Density Bonus Amenity Contributions

6.1

Density Bonus Amenity Contributions shall be allocated as follows:

Amenity

General Amenities

Density Bonus
Amenity
Contribution
Allocation
50%

Affordable Housing

30%

Child Care

10%

Public Art

10%

Location of Funds

General Amenity Provision Capital Reserve
Fund Bylaw No. 7384, 2010
Affordable Housing Amenity Provision Capital
Reserve Fund Bylaw No. 7383, 2010
Child Care Amenity Provision Capital Reserve
Fund Bylaw No. 7382, 2010
Public Art Capital Reserve Fund Bylaw No.
7608, 2013

7.0

Reporting on Collection and Disbursement of Density Bonus Amenity Contributions

7.1

Staff shall publish, on an annual basis, a report on the collection and disbursement
Density Bonus Amenity Contributions.
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8.0

Transition Clause

8.1

In the interest of providing a temporary transition into the framework outlined by this
policy, development applications may elect to either be considered under this policy or
be considered under the Voluntary Amenity Contribution system in place at the time
this bylaw comes into force.

8.2

Should development applications wish to be considered under the existing Voluntary
Amenity Contribution system, negotiations may be based on the development potential
under the zoning in force prior to the adoption of Bylaw No. 7697, 2014, as
demonstrated by the applicant to the satisfaction of the City.

8.3

This transition period is temporary and shall only be available as follows:



Shall only be applicable to formal and complete development applications received
within six (6) months of the adoption of Zoning Amendment Bylaw 7697 No. 2014;
and
Shall only be applicable to formal development applications which are adopted
within 18 months of the date of receipt of the formal and complete application.

9.0

Council Discretion

9.1

While this policy is intended to establish a framework which would apply to all
development applications within the Downtown that are seeking density and height
above the base density or base height, it is recognized that there may be unique and
exceptional circumstances under which densities and heights above that outlined in this
policy may be acceptable.

9.2

Development applications for density above the maximum bonus density shall be
required to provide a rationale as to why unique and exceptional circumstances warrant
additional density. This rationale will be reviewed by staff and Council to determine if it
is an appropriate reason to exceed bonus densities.

9.3

Development applications for density above the maximum bonus density will be
considered by Council under the procedures in the Guidelines for Staff Evaluation of
Voluntary Amenity Contributions, however the established density bonus rates may be
used as a basis for negotiation.

10.0

Effective Date

10.1

This policy shall come into force on the date of adoption of Bylaw No. 7697, 2014.

36

Attachment 8
Summary of the Applicant’s Public Consultation

37

Public Consultation
Summary Report
813 - 823 Carnarvon Street
January 10, 2018
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1.0 Executive Summary
Open House
Domus Homes held a Public Open House for its proposal for 813 – 823 Carnarvon Street on May 3rd, 2017
from 4:30 pm to 7:00 pm in the Lower Hall at Holy Trinity Anglican Cathedral.
This display was the first opportunity for members of the public to see the proposed plans for the site,
which includes:
▪ A 29-storey residential tower;
▪ A 7-storey residential building containing 50 non-market residential units; and
A semi-private shared outdoor space.
A total of 22 people attended the Open House, and 5 comment forms were returned at the Open House.
Comments received were generally supportive of the proposal, with 4 comment forms indicating support
and 1 neutral comment form.

Downtown Residents Association Presentation
Subsequent to the Public Open House, Domus Homes met with and provided a presentation to the
Downtown Residents Association on May 3rd, 2017 in the Upper Hall at Holy Trinity Anglican Cathedral.

Strata Outreach
Following these meetings, additional outreach and communication to nine adjacent strata’s occurred via
e-mail and hand-delivered letter. Two of the nine strata’s responded requesting further details.
1.

The strata of 888 Carnarvon Street requested a presentation. On September 12th, 2017, Domus
Homes conducted a presentation to those residents interested in learning more about the
proposal. The presentation took place at 6:30 pm in the meeting room on the 9th floor of 888
Carnarvon Street and the building manager posted notices of the presentation throughout the
building.
A total of 20 residents attended the meeting.
Residents asked a number of questions regarding the proposal and were given a fact sheet with
contact information if they had additional questions.

2.

The strata of 892 Carnarvon Street requested a project information sheet. 206 project
information sheets were subsequently delivered to the strata management company on July 4,
2017 for resident distribution.

Proposal Revisions
In December 2017, proposal refinements were made to maintain the partnership between Domus and the
Performing Arts Lodge, including:
• An additional 2 floors of non-market rental suites (for a total of 16 suites);
• An additional 2 floors of market condominiums (for a total of 12 suites); and
• An overall increase in tower height of 2 feet.
Once the proposal revisions were finalized, the Downtown Residents Association was notified as were the
engaged strata’s.
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Report Overview
The following report provides a summary of the Public Consultation details, including:
•
•
•
•
•
•
•

A description of the Open House notification methodology;
Open House overview and a summary of the information presented;
A summary of the feedback from the Open House, categorized into each of the major themes
that emerged;
Downtown Residents Association Presentation overview and a summary of the information
presented;
A description of the strata outreach;
A description of the proposal refinements and the updates made to the RA and strata’s; and
Appendices that include full transcriptions of all written feedback, a map of the notification area,
copies of the invitation distributed to the public for notification and informational purposes,
copies of all Open House display material, copies of the presentation material, information
sheets, and an update letter.
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2.0 Project Introduction
Domus Homes has applied to the City of New Westminster to rezone the property at 813 – 823 Carnarvon
Street from C-4 allow for one 29-storey residential tower containing 195 units and one 7-storey nonmarket residential building containing 50 units. Of those condominium units, 39% are proposed as 2- and
3-bedroom units, making them suitable for families wishing to locate in or remain in downtown New
Westminster. The 50 non-market rental units are to be owned, managed, and operated by the
Performing Arts Lodge.
The application includes a number of amenities including creating a vibrant pedestrian realm along
Carnarvon Street with a restaurant space and at-grade retail space, improved pedestrian connections
along Carnarvon Street and Agnes Street Park, and a children’s play area and common seating for
residents.
Since the application was submitted, three notable proposal refinements have been made to maintain the
partnership between Domus Homes and the Performing Arts Lodge, including:
• An additional 2 floors of non-market rental suites (for a total of 16 suites);
• An additional 2 floors of market condominiums (for a total of 12 suites); and
• An overall increase in tower height of 2 feet.
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3.0 Open House Event Details
Date:
Time:
Location:

Wednesday, May 3, 2017
4:30 pm – 7:00 pm (drop in)
Holy Trinity Anglican Cathedral (Lower Hall) – 514 Carnarvon Street, New Westminster

Notification
Domus Homes notified residents of the Open House via addressed and non-addressed mail, submitted
two advertisements in the New Westminster Record newspaper, and conducted a business canvass of the
neighbourhood.
Open House Mail Drop Notification
A total of 1,630 flyers were distributed to neighbouring residents via Canada Post unaddressed mail drop.
See Appendices A and B for a copy of the Open House invitation and distribution area.
Newspaper Advertisement
The Open House was advertised in the New Westminster Record newspaper on April 17 and 24, 2017.
See Appendix C for a copy of the newspaper advertisement.
Business Canvass
The project team delivered 74 invitations to neighbouring businesses located between Begbie Street,
Columbia Street, 11th Street, Quebec Street, Black Street, and Victoria Street.
See Appendix D for a copy of the business canvass area.

Attendees
A total of 22 community members attended the Open House.

Presentation Material
The Open House display board titles—representative of the material covered—are listed below.
1.
2.
3.

Welcome
Project Team
What Informs Planning for this
Property?
4. Policy Context
5. Downtown New Westminster
6. The Site
7. Proposal Data
8. Proposal Program
9. Proposal Vision
10. Family Oriented Housing
11. Affordable Housing: Performing Arts
Lodge

12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.

Enhancing the Arts Community
Plaza Design
Residential Entry
Site Plan
Context Plan
Shadow Studies
Elevations (2)
Sections (2)
Floor Plans (3)
Landscape Plans (2)
Renderings (3)

See Appendix E for Open House display boards.
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Project Team in Attendance
Domus Homes (Developer) – Richard Wittstock
Performing Arts Lodge (Non-Profit Partner) – Gary Glacken
GBL (Architect) – Andrew Emmerson
Brook Pooni Associates (Planning Consultant) – Samantha Potter, Kara Matheson
City of New Westminster – Jim Hurst

Open House Format
The Open House took place on Wednesday, May 3, 2017 from 4:30 pm to 7:00 pm at the Holy Trinity
Anglican Cathedral. A “Welcome” board and sign-in table were placed just outside the room entrance.
Attendees were invited to sign in at a desk at the front of the room, and were encouraged to review the
material and fill out a comment form.
The display boards were arranged in a loop around the walls of the room. Two tables and a set of chairs
were placed in and near the middle of the room. One table contained the model to display to attendees
and the other was to allow attendees to fill out comment forms before leaving. Comment forms were
accepted for one week following the Open House (until May 10th, 2017) and could be submitted by e-mail.
No Additional comment forms were received during this time. Members of the project team were
available to answer questions throughout the evening.
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4.0 Open House Comment Form Response Summary
Comment forms were distributed to Open House attendees at the door and were also available on tables
in the room. Guests were encouraged to fill them out before leaving. 5 comment forms were turned in at
the Open House, and none were returned via email.
The majority of comments received were supportive of the proposal. Of the 5 completed forms received,
4 of the respondents (80%) were positive or clearly indicated support and 1 of the respondents (20%) was
neutral.

Comment Form Questions
The following three questions were listed on the comment form:
1.

Arts Community – The concept for 813 – 823 Carnarvon Street includes non-profit partner, the
Performing Arts Lodge, managing and operating 50 non-market rental suites, providing those
involved in the arts an affordable home to live in. This partnership aims to keep the creative core
in New Westminster central and empowered. What are your thoughts on how our proposal will
contribute to the arts in New Westminster?

2.

Amenities – Our proposal includes a number of public and private amenities such as a children’s
play area, an open public plaza at street level, at grade commercial space, a pedestrian
connection from Carnarvon Street to the neighbouring park to the north, and a non-market
rooftop amenity space. Please share your thoughts on the public and private amenities identified
in our proposal.

3.

Area context – Downtown New Westminster includes a wide range of building types and sizes
ranging from low to high-rise buildings, including 32 storey buildings in the immediate vicinity.
What are your thoughts on how the proposal fits into the surrounding context?

4.

Community benefits – Our proposal includes an opportunity to activate and enhance the street
from with the addition of a restaurant space and additional retail space along Carnarvon Street
as well as a pedestrian connection from Carnarvon Street to the neighbouring park to the north.
What are your thoughts on how this proposal contributes to the surrounding community?

5.

Additional Comments - Please share any other thoughts you may have on our proposal.

See Appendix F for comment form.

Summary of Comment Form Responses
Feedback has been analyzed and grouped into 5 categories based on the questions asked and the
comments received at the Open House. These categories are:
1.
2.
3.
4.
5.

Arts Community
Amenities
Area Context
Community Benefits
Additional Comments
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Arts Community (4 comments)
▪

Comment forms feedback generally conveyed their support for this arts community with this
proposal as a one of a kind opportunity to provide much needed housing for arts workers in the
community.

Amenities (4 comments)
▪

The feedback for the amenity spaces included attendees appreciating the range of housing
options, the idea of a semi-public shared space and how it creates inclusivity, and provided a
suggestion for the creation of private spaces for residents free from public traffic.

Area Context (5 comments)
▪

In relation to the area context, attendees thought the project was It is conveniently located and
an appropriate height for downtown New Westminster.

Community Benefits (5 comments)
▪

Attendee’s felt that the project provides great community benefits including possibly reviving the
downtown core, creating foot traffic and vibrancy, and providing important green spaces for
pedestrians provided security or quietness is not compromised.

Additional Comments (2 comments)
▪

Additional comments included concerns that Carnarvon is already a “concrete jungle” and windy
wondering if the area would become a wind tunnel like you see in large downtown cores.

See Appendix G for full comment form transcriptions.
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5.0 Downtown Residents Association Meeting
Date:
Time:
Location:

Wednesday, May 3, 2017
7:00 pm
Holy Trinity Anglican Cathedral (Upper Hall) – 514 Carnarvon Street, New Westminster,
B.C.

Presentation Material
Jim Hurst of the City of New Westminster introduced the project to the Downtown Residents Association
which was followed by Domus Homes, and the Performing Arts Lodge providing a presentation on the
proposal which included:
•
•
•
•
•

•

Domus Past Project Examples
Site and Neighbourhood Context
An overview of the proposal
An overview of proposal amenities
Renderings

•

Overview of the Performing Arts Lodge
Vancouver
How the Performing Arts Lodge can
positively impact New Westminster

See Appendix H for a copy of the presentation provided to the Downtown Residents Association.

Attendees and Response
Approximately 40 people were in attendance at the Downtown Residents Association meeting. Overall
there was support for the proposal with one question related to the number of family-oriented units in
the project.

Follow-Up
Overall, there was not a large number of attendees from our neighbouring strata’s. The project team has
reached out to the property management groups of neighbouring condominiums to arrange meet and
greets with each of them.
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6.0 Adjacent Strata Communication
Following the Open House and Residents Association meeting, it was noted that very few individuals from
the adjacent strata’s were in attendance. As such, Brook Pooni Associates (BPA) reached out to the 9
adjacent stratas (814 Royal Avenue, 813 Agnes Street, 833 Agnes Street, 828 Agnes Street, 55 10th Street,
892 Carnarvon Street, 888 Carnarvon Street) via e-mail and hand-delivered letter in June 2017 requesting
meetings with any interested residents. Of those 9 stratas, two responded. One strata, 888 Carnarvon
Street, requested a presentation and the other, 892 Carnarvon, requested an information sheet.

892 Carnarvon Street - Information Sheet
206 information sheets were delivered to the strata management company, Quay Pacific Property
Management Ltd., on July 4, 2017 and subsequently dropped off to each resident.
See Appendix I for a copy of the Information Sheet.

888 Carnarvon Street - Presentation
Date:
Time:
Location:

Tuesday, September 12th, 2017
6:30 pm
9th floor of 888 Carnarvon Street, New Westminster, B.C.

On September 12, 2017, Domus Homes (Domus) provided residents of 888 Carnarvon Street in
attendance at the meeting with a presentation and overview of the proposal for 812 – 812 Carnarvon
Street. The building manager of 888 Carnarvon posted notices of the presentation at various places
throughout the building including the elevators. The presentation took place in the meeting room on the
9th floor of 888 Carnarvon Street.
Meeting Format
Residents were invited to join at 6:30 pm for light snacks and a presentation given by Domus Homes,
followed by a Q&A period.
Attendees
Approximately 20 building residents attended the meeting.
Presentation
Domus provided a 10-minute presentation on the project including an introduction to Domus, an
overview of the proposal including the number of homes, non-market rental homes, the number of
storeys, and the unit mix, a site plan providing an overview of the projects location, discussions around
family-oriented housing and affordable housing with the Performing Arts Lodge, the new project
amenities including restaurant and retail space, and project renderings. After and throughout the
presentation, residents were provided with the opportunity to ask questions.
The material presented was similar to the material presented at the Resident’s Association meeting. A
copy of the presentation can be found at Appendix H.
Resident Questions
Residents asked a number of questions including:
•
Whether or not the proposed development was taller than 888 Carnarvon Street;

813 – 823 Carnarvon Street, New Westminster, BC — Public Consultation Report
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•
•
•
•
•

How long construction will last;
How certain views from north facing units in 888 Carnarvon will be impacted;
How the public realm interacts with the surrounding neighbourhood;
How many elevators the building will have; and
Whether or not the amenity space for PAL will be public.

Overall, residents were curious about the proposal but did not raise issues. Residents were left with a
project information sheet (see Appendix I) which included contact information should they have any
additional questions.

813 – 823 Carnarvon Street, New Westminster, BC — Public Consultation Report
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7.0 Proposal Amendments and Outreach
Proposal Amendments
In December 2017, proposal refinements were made to maintain the partnership between Domus and the
Performing Arts Lodge, including:
• An additional 2 floors of non-market rental suites (for a total of 16 suites);
• An additional 2 floors of market condominiums (for a total of 12 suites); and
• An overall increase in tower height of 2 feet.

Outreach
Following these refinements, BPA updated the Downtown Residents Association and two stratas via emailed letter.
Following the letter, these three groups were subsequently notified of a potential APC date via e-mail.
A copy of the update letter can be found at Appendix J.
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8.0 Conclusion
Overall, the Public Consultation provided helpful feedback for the project team.
Feedback received from the Open House has indicated support for the 813 – 823 Carnarvon Street
proposal. There is one concern related to Carnarvon Street becoming a “concrete jungle” and a potential
wind tunnel. Key themes include:
• Support for the non-profit partnership;
• Support for the community benefits the project provides;
• Support for the building fitting within the context of the neighbourhood; and
• Concerns around the proposal creating a potential wind tunnel and contribution to a “concrete
jungle” on Carnarvon Street.
Feedback received at the Resident’s Association Meeting and from the adjacent stratas was generally
positive or neutral.
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Appendix A - Flyer Invitation
PLEASE JOIN US
Domus Homes has submitted a Rezoning and Special
Development Permit application to the City of New
Westminster for the residential development of two
residential towers (29-storey market condos and 6
storey non-market rentals) at 813 - 823 Carnarvon
Street. Domus Homes has partnered with a non-profit
group, the Performing Arts Lodge, to run and manage
the non-market rentals.

Event Details

Domus Homes will be hosting a community open
house at Holy Trinity Anglican Cathedral on
Wednesday, May 3, 2017 from 4:30 - 7:00pm. Please
stop by to learn about the proposal, meet the project
team, and provide your feedback.

Event Location

Date: Wednesday, May 3, 2017
Time: 4:30pm - 7:00pm (drop-in)
Place: Holy Trinity Anglican Cathedral
Lower Hall
514 Carnarvon Street
New Westminster, BC
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Appendix C - Newspaper Advertisement
PLEASE JOIN US
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Date: Wednesday, May 3, 2017
Time: 4:30pm - 7:00pm (drop-in)
Place: Holy Trinity Anglican Cathedral
Lower Hall
514 Carnarvon Street
New Westminster, BC
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After the Open House, we will be presenting the project at the Downtown Residents
Association’s meeting, which starts at 7:00 pm in the Upper Hall of the Holy Trinity
Anglican Cathedral.
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Domus Homes will be hosting a community open house at Holy Trinity Anglican
Cathedral on Wednesday, May 3, 2017 from 4:30 - 7:00pm. Please stop by to learn
about the proposal, meet the project team, and provide your feedback.
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Domus Homes has submitted a Rezoning and Special Development Permit application
to the City of New Westminster for the development of two residential buildings (one
29-storey building containing market condominiums and one 6-storey non-market rental
building) at 813 - 823 Carnarvon Street. Domus Homes has partnered with a non-profit
group, the Performing Arts Lodge, who will operate and manage the non-market rentals.

Jim Hurst, City of New Westminster
e. jhurst@newwestcity.ca
t. 604.527.4588
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Appendix D - Business Canvass Area
813 - 823 Carnarvon Street Business Canvass

•
•
•
•

Columbia Square Plaza
Businesses on Royal Ave
Businesses on Carnarvon Street
The Plaza (Landmark Cinemas)
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Appendix E - Open House Display Boards

WELCOME
Thank you for attending today’s open house. We are excited to share
our mixed-use proposal located at 813-823 Carnarvon Street with you.
We want to hear from you as we move ahead with our designs and think about the future of
the property.

Introduce you to the project team

Provide neighbourhood and
City context

Share the proposal details

Gather your input and listen to
your feedback

Before you leave today, please take a few moments to fill out a comment form.

813 - 823 Carnarvon Street
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PROJECT TEAM
Domus Homes has put together a highly skilled project team.

Domus Homes | Developer
Domus Homes is built upon a foundation of superior knowledge, experience
and integrity of each member of its team. These values are translated to the
customer through rigorous site selection, design and construction processes to
deliver superior value to the customer. Every Domus Homes community offers the
highest standards in location, design, build quality and customer service.

Performing Arts Lodges Vancouver | Non-Profit Partner
PAL Vancouver is a non-profit organization founded in 2002 with a mission to
provide veterans of Vancouver’s performing arts industry with affordable housing
within a vibrant and creative community setting.

GBL Architects | Architect
GBL Architects is a cohesive and progressive Vancouver based firm of 60
architects, project managers and technicians with a 25 year reputation of
providing a full range of architectural services to the private and public
sector. The firm has built its reputation on high quality design, tight project
management, technical proficiency, financial responsibility and keen
administrative skills.

Enns Gauthier Landscape Architects | Landscape Architect
Enns Gauthier Landscape Architects was formed in 2014 with an eye towards
bringing greater creativity, adaptability and collaboration to the practice of landscape
architecture. The firm is built upon the collective experiences of nearly 15 years
spent planning, designing and managing landscape projects for some of Vancouver’s
premier development brands, municipal parks, and urban public spaces.

Brook Pooni Associates | Urban Planning Consultant
Brook Pooni Associates is a family-owned real estate and communications firm
and has been at the forefront of urban planning, land development, and
development-related communications for more than 25 years.

813 - 823 Carnarvon Street
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WHAT INFORMS PLANNING
FOR THIS PROPERTY?
The proposal for 813-823 Carnarvon Street is informed by City of
New Westminster planning policy, landowner aspirations, community
input and existing land constraints.

City of New
Westminster
Policy

Property
Owner
Aspirations

813 - 823
Carnarvon Street

Existing Property
Conditions and
Constraints

Community
Input

813 - 823 Carnarvon Street
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POLICY CONTEXT
A number of regional and city-wide polices that have influenced the
proposal for 813 - 823 Carnarvon Street.
Metro Vancouver Regional Growth Strategy (2011)
The Regional Growth Strategy promotes compact urban areas and complete
communities and represents the collective vision for all municipalities in the
lower mainland to accommodate projected growth - over 1 million people and
500,000 new jobs by 2040. The Growth Strategy highlights regional Urban
Centres, which are intended to be primary focal points for growth and transit
service. The proposal for 813-823 Carnarvon Street is located within the New
Westminster regional Urban Centre.

City of New Westminster Official Community Plan (2011)
The Official Community Plan (OCP) identifies where growth and development
will occur in the City. The OCP allows for residential development at 813823 Carnarvon Street. The property is considered part of the Downtown
Development Permit Area, an area designed to support the Growth Strategy’s
Regional City Centre designation.

Family-Friendly Housing Policy (2015)
The Family Friendly Housing policy requires that multi-family residential
buildings provide a minimum of 30% two- and three-bedroom units, including
at least 10% three-bedroom units. The Carnarvon Garden proposal proposes
28% two-bedroom and 11% three-bedroom family-oriented units.

Affordable Housing Strategy (2010)
The Affordable Housing Strategy aims to preserve and enhance New
Westminster’s stock of safe, affordable, appropriate rental housing, and to
improve housing choice for low and moderate income households. The 813
- 823 Carnarvon Street proposal aims to deliver 50 non-market units for
veterans of the performing arts industry via a partnership with non-profit
Performance Arts Lodges Vancouver.

Downtown Community Plan (2011)
The Downtown Community Plan outlines specific strategies and actions that
will guide the development of an environmentally, economically and socially
sustainable Downtown. The property is located within the Tower Precinct and
the New Westminster Skytrain Precinct - areas designated for high density
mixed-use development.

813 - 823 Carnarvon Street
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DOWNTOWN NEW
WESMINISTER
Located within both the Tower Precinct and the New Westminster
Skytrain Precinct, applicable policy supports higher density
mixed-use development for the proposal.
Both Tower and
Skytrain Precincts are
intended for higher
density development
to accommodate
a significant share
of Downtown’s
residential and
commercial growth.

18
Skytrain
Precinct

22
TE

15
Tower Precinct

26

36

SI

16

32
32

# = approximate number of storeys
Building Heights Taken From Google Earth
Skytrain Precinct
Tower Precinct

Various noteworthy
attractions and
community amenities
are within walking
distance, including
the New Westminster
Skytrain station,
Douglas College,
Simcoe Park,
Columbia Square Plaza
and the River Market.

813 - 823 Carnarvon Street

61

THE SITE
The property is located at the southwest end of Carnarvon Street
directly across the New Westminster Skytrain Station.
813 - 823 Carnarvon Street is surrounded by a number of mixed-use developments to the
northwest, low-rise commercial buildings to the east and a large three-tower mixed-use
station development to the south.
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CARNARVON GARDEN

PROPOSAL DATA
The 813 - 823 Carnarvon Street proposal intends to replace two onestorey industrial properties into a 29-storey market residential tower
and 7-storey non-market residential podium over a single level of
commercial space.
Zoning – C-4
Site Area – 26,104 SF
Density – Approximately 202,278 SF (7.75 FSR)
Proposed Height – Approximately 325 FT
Total Number of Residential Units – 245
Bicycle Parking – 284 spaces

MARKET TOWER
Total Market units – 195
One-bedroom units – 119
Two-bedroom units – 54
Three-bedroom units – 22
Parking – 222 resident stalls + 20 visitor stalls
Approximately 163,021 SF (6.25 FSR)

NON-MARKET PODIUM
Total Non-market seniors’ housing units – 50
Studio unit – 1
One-bedroom units – 49
Parking – 35 resident stalls + 5 visitor stalls
Approximately 33,058 SF (1.27 FSR)
COMMERCIAL BASE
Parking - 10 stalls
Approximately 6,099 SF (0.23 FSR)

813 - 823 Carnarvon Street
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PROPOSAL PROGRAM
At the southwest corner of the site, an open public plaza and commercial/restaurant space
provides residents and community members with opportunities for socializing.
The proposal also includes a pedestrian connection to the neighbourhood park, and a
network of landscaped laneways and mid-block building entries that bring a greater sense of
community connectedness.

Non-market rooftop amenity

8

NEIGHBOURHOOD
PARK

7

6
1

4
2
Pedestrian connection
via lane between Carnarvon Street and neighbouring park to the north

Open public plaza
at street level

5

Clear 38’ separation
bewteen non-market building and
market tower

Continuous commercial frontage
CARNARVON STREET

3

LANE

AERIAL OVERVIEW OF PODIUM BASE

1. The Market Tower Entry is located mid-site fronting Carnarvon Street.
8.6 - CONTEXTUAL RESPONSE

CARNARVON GARDEN

2. The Non-Market Entry is located adjacent to the quieter lane edge in an appropriate response to the smaller
residential component.
3. The Open Plaza space is orientated to harness late afternoon sun.
4. The edge of the plaza is animated with Restaurant Space
5. The restaurant area is supplemented by a Patio Area that further animates the public corner.
6. Additional Commercial Space continues easterly along Carnarvon, with the option of housing a large single
tenant or subdividing the space into smaller CRU’s.
7. A Children’s Play Area is located on te southwest corner of the podium level for use by both market and
non-market residents.

8. The remainder of the podium level is dedicated to Private patio Spaces for large family townhouse units.

813 - 823 Carnarvon Street

64

PROPOSAL VISION
813 - 823 Carnarvon Street is designed to provide a dynamic
improvement to the public realm and to meet the housing needs of a
diverse demographic.
The proposal includes a range of housing options including non-market rental suites to larger
family friendly dual-level townhouses.
The carefully articulated building expression will be enhanced by an improved streetscape
along the southwest corner of the site with an open plaza and restaurant/patio space.

Affordable Seniors’ Housing

Architectural Excellence

Enhanced Public Realm

Family-orientated Housing

813 - 823 Carnarvon Street
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FAMILY-ORIENTED HOUSING
The market tower will provide a relatively diverse mix of unit types
and sizes, providing approximately 60% one-bedroom units and 40%
two- and three-bedroom family-friendly units.
A children’s play area is located at the sunny southwest corner of the tower’s podium, for use
by both market and non-market residents. In addition, a large indoor/outdoor amenity space
with a garden is located at the rooftop level.

813 - 823 Carnarvon Street
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AFFORDABLE HOUSING
PERFORMING ARTS LODGE
The Performing Arts Lodge (PAL) will manage and operate the
non-market facilities. These facilities will be located on the podium’s
rooftop, and include an indoor amenity space and a large roof deck
with southwest exposure.
PAL Vancouver, a nonprofit that provides veterans of Vancouver’s performing arts industry
with affordable housing, will provide property management services for the 50 non-market
rental units.
The non-market facilities will be located on the podium rooftop, including an indoor space
and a large roof deck with Southwest exposure. The space will function as an urban orchard,
outdoor amenity and eating area where residents can cook, garden and relax.

813 - 823 Carnarvon Street
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ENHANCING THE ARTS
COMMUNITY
The partnership with PAL presents an opportunity to keep the
creative core in the heart of New Westminster. We understand there
is a need for more space for the arts and PAL wants to share their
rooftop space with you! Tell us what you’d like to see the rooftop
space on top of the 7-storey building used for:

813 - 823 Carnarvon Street
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PLAZA DESIGN

813 - 823 Carnarvon Street

69
Diverse mix of tree sizing and species
wrapping around commercial frontage

Variation in hardscape colour and
material texturing

Canopy weather protection

Restaurant terrace to animate plaza

Sculptural landscape stepping and
ramping for wheelchair accessibility

Cladding extended down to provide
screening for privacy

Clearly defined non-market entry

Landscape buffering in front of ground
oriented units to provide privacy

Discrete individual unit access

PLAZA DESIGN

CARNARVON GARDEN

Diverse mix of tree sizing and species
wrapping around commercial frontage

Variation in hardscape colour and
material texturing

Canopy weather protection

Restaurant terrace to animate plaza

Sculptural landscape stepping and
ramping for wheelchair accessibility

Cladding extended down to provide
screening for privacy

Clearly defined non-market entry

Landscape buffering in front of ground
oriented units to provide privacy

Discrete individual unit access

PLAZA DESIGN

CARNARVON
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RESIDENTIAL ENTRY DESIGN
Diverse mix of tree sizing and species
wrapping around commercial frontage

Stepped commercial sidewalk in response to grade change along street

Variety in hardscape patterning

Louvered horizontal band

Clearly defined residential entry with
unique canopy sizing and design

Continuous weather protection along all
commercial store frontages

Suspended commercial signage below
glass canopy

Variation in hardscape material and texturing

RESIDENTIAL ENTRY DESIGN

CARNARVON GARDEN

Diverse mix of tree sizing and species

Stepped commercial sidewalk in response to grade change along street

Variety in hardscape patterning

Louvered horizontal band

Clearly defined residential entry with
unique canopy sizing and design

Continuous weather protection along all
commercial store frontages

Suspended commercial signage below
glass canopy

Variation in hardscape material and texturing

RESIDENTIAL ENTRY
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CONTEXT PLAN

Limited view blockage from surrounding towers to the north

Building height consistent
with existing neighbouring towers to the south

Clear tower view
through to Fraser
River

813 - 823 Carnarvon Street
CONTEXTUAL CONTEXT
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CARNARVON GARDEN

SHADOW STUDIES

June 21 9am

March/September 21
9am

December 21 9am

June 21 12pm

June 21 3pm

March/September 21 March/September 21
12pm
3pm

December 21 12pm

December 21 3pm
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June 21 6pm

March/September 21
6pm

December 21 6pm

ELEVATIONS

South Elevation
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West Elevation

ELEVATIONS

North Elevation

East Elevation
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SECTIONS

SECTION A-A’
A-A’
SECTION

SECTION B-B’
B-B’
SECTION

7. 11 -- SECTIONS
SECTIONS
7.
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CARNARVON GARDEN
GARDEN
CARNARVON

FLOOR PLANS

GROUND FLOOR LEVEL

LEVEL 2

LEVEL 3

5. 3 - PODIUM LEVELS

L2

LEVEL 3
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5. 3 - PODIUM LEVELS

CARNARVON GARDEN

CARN

FLOOR PLANS

LEVEL 6

LEVELS 8-18

LEVELS 19-25

LEVELS 26-28

5. 4 - TYPICAL TOWER LEVELS

LEVELS 8-18
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FLOOR PLANS
LEVEL 6

LEVELS 8-18

LEVELS 26-28

LEVELS 19-25

5. 4 - TYPICAL TOWER LEVELS

LEVELS 8-18

LEVELS 26-28

CARNARVON GARDEN

5. 4 - TYPICAL TOWER LEVELS
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LANDSCAPE PLANS
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LANDSCAPE PLANS
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STREET VIEW NORTH ACROSS
CARNARVON STREET

813 - 823 Carnarvon Street
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AERIAL VIEW NORTH
ACROSS CARNARVON

813 - 823 Carnarvon Street
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AERIAL VIEW EAST ACROSS
CARNARVON STREET

813 - 823 Carnarvon Street
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Appendix F - Comment Form
Please tell us what you think...
813 - 823 Carnarvon Street Open House Comment Form

May 3, 2017

Thank you for attending Domus Homes Open House for 813-823 Carnarvon Street. Your
comments are important to us, so please take a moment to share your feedback.
Please drop off your completed comment form at the sign-in desk before you leave.
Please tell us about yourself:
I live in the area

I work in the area

neither

Name:

Age:

Address:
Email:

Phone:

Would you like to be contacted in the future with updates?

YES

NO

1. Arts Community - The concept for 813 – 823 Carnarvon Street includes non-profit partner,
the Performing Arts Lodge, managing and operating 50 non-market rental suites, providing
those involved in the arts an affordable home to live in. This partnership also aims to keep
the creative core in New Westminster central and empowered. What are your thoughts on
how our proposal will contribute to the arts community in New Westminster?

2. Amenities - Our proposal includes a number of public and private amenities such as
children’s play area, an open public plaza at street level, at grade commercial space, a
pedestrian connection from Carnarvon Street to the neighbouring park to the north, and a
non-market rooftop amenity space. Please share your thoughts on the public and private
amenities identified in our proposal.

Please Turn Over
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Please tell us what you think...
3. Area Context - Downtown New Westminster includes a wide range of building types
and sizes ranging from low to high-rise buildings, including two 32-storey buildings in the
immediate vicinity. What are your thoughts on how the proposal fits into the surrounding
context?

4. Community Benefits - Our proposal includes an opportunity to activate and enhance the
street front with the addition of a restaurant space and additional retail space along Carnarvon
Street as well as a pedestrian connection from Carnarvon Street to the neighbouring park to the
north. What are your thoughts on how this proposal contributes to the surrounding community?

5. Additional Comments - Please share any other thoughts you may have on our proposal.

Thank you for your feedback! Please submit your comments at the sign-in desk or by e-mail to
spotter@brookpooni.com before May 10, 2017.
This information is collected by Brook Pooni Associates and will be submitted to the City of New Westminster to be included
in the public determination of the project and will be included in public documents that will be posted on the City’s Website.
Should you have any questions about the collection of this personal information please contact Brook Pooni Associates Address: Suite 200 - 1055 West Hastings Street, Vancouver V6E 2E9 Phone: 604-731-9053 Email: spotter@brookpooni.com.
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Appendix G - Comment form Transcriptions
813-823 Carnarvon Street Open House
May 3, 2017
#1: Arts Community – The concept for 813-823 Carnarvon Street includes non-profit
partner, the Performing Arts Lodge, managing and operating 50 non-market rental
suites, providing those involved in the arts an affordable home to live in. This
partnership aims to keep the creative core in New Westminster central and
empowered. What are your thoughts on how our proposal will contribute to the arts
in New Westminster?
1.

N/A

2.

One of a kind opportunity for a new era in community life catalyzed by housing for
artists.

3.

Wonderful idea. Can’t wait for it to happen.

4.

A great opportunity. Much needed housing for arts workers, a boon to the
community.

5.

Ok

#2: Amenities – Our proposal includes a number of public and private amenities such
as a children’s play area, an open public plaza at street level, at grade commercial
space, a pedestrian connection from Carnarvon Street to the neighbouring park to the
north, and a non-market rooftop amenity space. Please share your thoughts on the
public and private amenities identified in our proposal.
1.

N/A

2.

Excellent range of housing options.

3.

Shared space is essential to the social and inclusive nature of the proposal.

4.

It would be nice if the private spaces are an oasis free from public traffic. The
neighbourhood is a bustling area already.

5.

Ok

#3: Area Context – Downtown New Westminster includes a wide range of building
types and sizes ranging from low to high-rise buildings, including 32 storey buildings in
the immediate vicinity. What are your thoughts on how the proposal fits into the
surrounding context?
87

1.

It is definitely needed for Downtown New West. I would hope that there would be
more progressive thinking in the city.

2.

Convenient and aligned with transportation plan. Concerned about too many cars
in the downtown but all in all good public realm planning.

3.

Very acceptable.

4.

I think it is appropriate to the height.

5.

Ok

#4: Community benefits – Our proposal includes an opportunity to activate and
enhance the street front with the addition of a restaurant space and additional retail
space along Carnarvon Street as well as a pedestrian connection from Carnarvon
Street to the neighbouring park to the north. What are your thoughts on how this
proposal contributes to the surrounding community?
1. It gives the city a new look. Possibly even revive the downtown core to where it
was 30-40 years ago. The city needs to be transformed and allow for more
population to live, eat, work in this beautiful city.
2. Green space is very important as are public promenades to allow pedestrians to
pass through a development for walkability.
3. Creates foot traffic and vibrancy.
4. I think this is great as long as it doesn’t compromise security or quiet.
5. I like it.
#5: Additional Comments – Please share any other thoughts you may have on our
proposal.
1. N/A
2. N/A
3. Great idea.
4. N/A
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5. I guess my only worry is that Carnarvon is already a “concrete jungle” and windy.
Will the area become a wind tunnel like you see in large downtown core blocks
in Van & other cities?
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Appendix H - Downtown Residents Association
Presentation

Win-Top
Development Ltd.

Domus Homes

West Broadway, Vancouver, BC

Mount Pleasant, Vancouver, BC

Laurel Street, Vancouver, BC * in the rezoning process now
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Neighbourhood Context
•

Site Context
•

•

The property is located
at the southwest end of
Carnarvon Street, directly
across from the New
Westminster Skytrain
Station.
The property is surrounded
by a number of mixed-use
developments to the north
west, low-rise commercial
buildings to the east and a
large three-tower mixeduse station- development
to the south.
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Various noteworthy
attractions and community
amenities are within
walking distance, including
the New Westminster
Skytrain station, Douglas
College, Simcoe Park,
Columbia Square Plaza, and
the River Market

Our Proposal
•

Address: 813 - 823 Carnarvon Street

•

Number of homes: 195 market condominium
units

•

Market Unit Mix: 39% Family-Oriented Housing
(2 and 3-bedroom suites, including 3-bedroom
townhomes)

•

Height: 29-storeys

•

Additional Non-Market Rental Housing: 50 units
for PAL

•

PAL Unit Mix: 1 studio, 25 junior one-bedrooms,
and 24 one-bedrooms

•

Height of Non-Market Rental: 6-storeys

•

Parking: 4-levels of underground parking

Aerial view looking North, across Carnarvon Street

Project Amenities

View North, across Carnarvon Street

92

•

Creation of a vibrant pedestrian realm
along Carnarvon Street

•

Improved pedestrian connection
between Carnarvon Street and Agnes
Street Park

•

New retail space and a new restaurant
space

•

A public piazza providing sunny
restaurant and public outdoor seating

•

A children’s play area and common
seating for residents

•

Activating and empowering the arts
community by bringing PAL to New
Westminster

Site Plan

Renderings
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Renderings

NEW WESTMINSTER
CITY COUNCIL
MARCH 27, 2017
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Our Mission

To provide longtime members of Vancouver & New
Westminster’s performing arts professions with affordable
housing within a vibrant and creative community setting.
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Our Values

CONNECTION
CREATIVITY
COMPASSION

Why is PAL needed?
Unpredictable and Insufficient Incomes for Retirement
Lack of Affordable Housing Options in Greater Vancouver
Need for Safety, Community & Creative Space
• Winner: 2008 CMHC Best Housing Practices Award

UNMET DEMAND:

100 plus on waitlist; increases by 10-20 per year
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PAL at a glance…

The PAL Vancouver Building

Our Rental Assistance Program

• 99 one-bedroom rental suites available
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A Home

PAL is more than a home

Imagination takes flight
Inside some of the resident apartments
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Public Spaces: Roof Top Garden
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Public Spaces: Lobby & Library

Art Work created by PAL Residents as part of
the first Fromson Art Fund competition, 2009
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Our Community

How do we animate our Coal Harbour community?

Canada Day 2016
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Canada Day 2016

Canada
Day
2016
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PAL’s Chorus -Canada Day 2016

PAL New Westminster

What will PAL bring to New Westminster
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PAL New West
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Appendix I - Information Sheet
Domus Homes is bringing new housing for all and non-market
rental suites for seniors in the arts community to Downtown
New Westminster.
Committed to enhancing the Downtown New Westminster community, Domus
Homes has submitted a rezoning application to the City of New Westminster
to permit the development of two residential buildings, one 29-storey building
containing market condos and one 7-storey non-market rental building at
813-823 Carnarvon Street. Domus Homes has partnered with a non-profit group,
the Performing Arts Lodge, who will own, operate, and mange the non-market
rental suites. The project also contains retail and restaurant space in the podium
levels.
FRASER RIVER

ET
Diverse mix of tree sizing and species
wrapping around commercial frontage

Canopy weather protection

Variation in hardscape colour and
material texturing

Restaurant terrace to animate plaza

Sculptural landscape stepping and
ramping for wheelchair accessibility

Clearly defined non-market entry
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Cladding extended down to provide
screening for privacy
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Landscape buffering in front of ground
oriented units to provide privacy

N
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Discrete individual unit access
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The proposal’s key elements are highlighted below:
New Homes in the Downtown Core:

Enhanced Public Space:

One 29-storey tower containing 195
suites including 40% family-friendly units
and one 7-storey building containing
50CONTEXT
1.2 - SITE
non-market rental suites.

A new public piazza along the
southwestern corner of the site;
an area that willCARNARVON
receive maximum
GARDEN
sunlight throughout the day.
Diverse mix of tree sizing and species
wrapping around commercial frontage

Variety in hardscape patterning

A partnership with PAL, who will own,
manage, and operate the 50 non-market
rental units, allows the creative core to
remain in the heart of New Westminster.

Stepped commercial sidewalk in response to grade change along street

Enhancing the Arts Community:

Louvered horizontal band

Clearly defined residential entry with
unique canopy sizing and design

Continuous weather protection along all
commercial store frontages

Suspended commercial signage below
glass canopy

Variation in hardscape material and texturing

PLAZA DESIGN

Street Front Activation:
New at-grade restaurant and retail space
animating and enhancing the street front
along Carnarvon Street.

813 - 823 Carnarvon Street
RESIDENTIAL ENTRY DESIGN
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CARNARVON GARDEN

South Corner of 813 - 823 Carnarvon Facing
North

CARNARVON GARDEN

813 - 823 Carnarvon Street - Design Concept

For more information, please contact:
Samantha Potter, Project Manager, Brook Pooni Associates
e. spotter@brookpooni.com
t. 604.731.9053 ext. 116

813 - 823 Carnarvon Street
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Appendix J - Update Letter Example
Brook Pooni Associates Inc.
Suite 200 – 1055 West Hastings Street
Vancouver, BC V6E 2E9
www.brookpooni.com
T 604.731.9053 | F 604.731.9075

December 14, 2017
[Address]
RE: Proposed redevelopment of 813 – 823 Carnarvon Street
Dear [Recipient]:
As you are aware, Domus Homes submitted a rezoning application for their property located at 813 – 823
Carnarvon Street. Since our last communication in September 2017, three notable proposal amendments
have been made. We want to keep changes that have been made to our proposal as transparent as
possible and as such, have outlined the reason for the changes and amendments below.
We have been working with the Performing Arts Lodge since early 2017 to ensure they continue to be
part of this project. Refinements to our proposal are the result of a funding gap between the
financeability of the non-market housing facility and the budgeted cost to construct the facility. To keep
the non-market housing component financially viable for the long term, we have made the following
refinements:
•
•
•

An additional 2 floors of non market rental suites (for a total of 16 suites);
An additional 2 floors of market condominiums (for a total of 12 suites); and
An overall increase in tower height of 2 feet.

These refinements do not result in any significant design changes; an updated rendering and section are
attached herein.
If you have any questions regarding the aforementioned changes, please feel to contact me at (604) 7319053 ext. 116 or spotter@brookpooni.com.
Sincerely,

Samantha Potter
Projects Manager, Brook Pooni Associates on behalf of Domus Homes
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SECTION B-B’

7. 1 - SECTIONS

Original Proposal

Revised Proposal

CARNARVON GARDEN
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Attachment 9
Letters to Neighbouring Stratas
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Brook Pooni Associates Inc.
Suite 200 – 1055 West Hastings Street
Vancouver, BC V6E 2E9
www.brookpooni.com
T 604.731.9053 | F 604.731.9075

December 14, 2017
888 Carnarvon Street c/o Centre Pacific
RE: Proposed redevelopment of 813 – 823 Carnarvon Street
Dear Michael Tham:
As you are aware, Domus Homes submitted a rezoning application for their property located at 813 – 823
Carnarvon Street. Since our last communication in September 2017, three notable proposal amendments
have been made. We want to keep changes that have been made to our proposal as transparent as
possible and as such, have outlined the reason for the changes and amendments below.
We have been working with the Performing Arts Lodge since early 2017 to ensure they continue to be
part of this project. Refinements to our proposal are the result of a funding gap between the
financeability of the non-market housing facility and the budgeted cost to construct the facility. To keep
the non-market housing component financially viable for the long term, we have made the following
refinements:
•
•
•

An additional 2 floors of non market rental suites (for a total of 16 suites);
An additional 2 floors of market condominiums (for a total of 12 suites); and
An overall increase in tower height of 2 feet.

These refinements do not result in any significant design changes; an updated rendering and section are
attached herein.
If you have any questions regarding the aforementioned changes, please feel to contact me at (604) 7319053 ext. 116 or spotter@brookpooni.com.
Sincerely,

Samantha Potter
Projects Manager, Brook Pooni Associates on behalf of Domus Homes
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SECTION B-B’

7. 1 - SECTIONS

Original Proposal

Revised Proposal
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CARNARVON GARDEN

Brook Pooni Associates Inc.
Suite 200 – 1055 West Hastings Street
Vancouver, BC V6E 2E9
www.brookpooni.com
T 604.731.9053 | F 604.731.9075

December 14, 2017
Azure II – 892 Carnarvon Street c/o Quay Pacific Property Management Ltd.
RE: Proposed redevelopment of 813 – 823 Carnarvon Street
Dear Susan MacGregor:
As you are aware, Domus Homes submitted a rezoning application for their property located at 813 –
823 Carnarvon Street. Since our last communication in June 2017, three notable proposal amendments
have been made. We want to keep changes that have been made to our proposal as transparent as
possible and as such, have outlined the reason for the changes and amendments below.
We have been working with the Performing Arts Lodge since early 2017 to ensure they continue to be
part of this project. Refinements to our proposal are the result of a funding gap between the
financeability of the non-market housing facility and the budgeted cost to construct the facility. To keep
the non-market housing component financially viable for the long term, we have made the following
refinements:
•
•
•

An additional 2 floors of non market rental suites (for a total of 16 suites);
An additional 2 floors of market condominiums (for a total of 12 suites); and
An overall increase in tower height of 2 feet.

These refinements do not result in any significant design changes; original and updated sections are
attached herein.
If you have any questions regarding the aforementioned changes, please feel to contact me at (604)
731-9053 ext. 116 or spotter@brookpooni.com.
Sincerely,

Samantha Potter
Projects Manager, Brook Pooni Associates on behalf of Domus Homes
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Original Proposal
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CARNARVON GARDEN

Corporation of the City of

^NEW WESTMINSTER

Correspondence
Received
#
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From:
To:
Subject:
Date:

vickiecc18@gmail.com
External-Post Master - Pln
AGAINST FOR REZ00134 FOR 813-823 CARNARVON ST
Thursday, January 11, 2018 10:23:59

To whom it may concern,
As one of the owners of 813 Agnes St, we don’t agree with this application.
First of all, it will bring more residents and people here and how the traffic in this area will
be, have APC ever considered about that?
Secondary, these two buildings will make us lose half area of the dog park, dogs are not
happy with that.
Also some of buildings will be in their shadow, can not enjoy the enough sunshine
and Fraser view anymore.
Meanwhile they are so close and so high to the other buildings, I think nobody want
to show their daily life to the other people
Wen Qing Cao(Vickie)
Zhi Qi Yu(Jason)
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