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City of New Westminster 
 

R E P O R T  
 

DEVELOPMENT SERVICES DEPARTMENT 
 

To: Members of the Advisory Planning 
Commission 
 

Date: April 25, 2019 

From: Lynn Roxburgh, Planner 
Hardev Gill, Planning Technician 
 

File: 13.2675.05 
REZ00185 
 

Subject: 315 and 326 Mercer Street (Queensborough Eastern Neighbourhood 
Node): Proposed Rezoning  

 
 
RECOMMENDATION  
 

THAT the Advisory Planning Committee provide a motion of support or non-
support for the proposed Zoning Bylaw amendment. 

 
PURPOSE  
 
The purpose of this report is to seek a recommendation from the Advisory Planning 
Commission (APC) on the proposed rezoning for 315 and 326 Mercer Street in the 
Queensborough Eastern Neighbourhood Node. The Eastern Neighbourhood Node is 
defined as the area bound by Ewen Avenue, Stanley Street, Duncan Street and Furness 
Street (see Appendix 1).  
 
The proposal would rezone the subject properties from Light Industrial Districts (M-1) to 
Comprehensive Development zones that are consistent with the land use designations in 
the Queensborough Community Plan and the Queensborough Eastern Neighbourhood 
Node Master Plan.  
 
PROPOSAL  
 
An application has been received from Platform Properties (Platform) to rezone 315 and 
326 Mercer Street as part of the Queensborough Eastern Neighbourhood Node Master 
Plan. This application is considered an extension of the previous rezoning application 
submitted by Platform for adjoining properties, which was adopted in August 2016. Both 
of the subject properties will be consolidated and developed concurrently to surrounding 
properties.  
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326 Mercer Street  
Current Zoning: Light Industrial Districts (M-1) 
Proposed Zoning: Comprehensive Development District (Mercer High Street) (CD-64) 
Land Use Designation: Queensborough Main Street 
Property Size: 748 square metres (8,052 square feet) 
 
The Queensborough Community Plan designates a portion of the land in the Eastern 
Neighbourhood Node as Queensborough Main Street. The Master Plan envisions a 
portion of this area to be developed as the Mercer High Street. This street will provide the 
central spine of the neighbourhood with commercial or mixed use development on both 
sides of the street, sidewalks, tree-lined boulevards and on-street parking that makes this 
a great place to walk and shop.   
 
The properties in this area owned by Platform were previously rezoned to Comprehensive 
Development District (Mercer High Street) (CD-64). This zone allows for the intended 
neighbourhood commercial uses and the option for residential and office uses in three 
storeys above the ground level. This zone is based on the Community Commercial 
Districts (Medium Rise) (C-2A) zone. The only difference is that residential will be 
permitted at grade when not facing the Mercer Street.  
 
315 Mercer Street  
Current Zoning: Light Industrial Districts (M-1) 
Proposed Zoning: Comprehensive Development District (Neighbourhood-Oriented 
Commercial and Residential Mixed Use) (CD-65) 
Land Use Designation: Queensborough Main Street 
Property Size: 1,925 square metres (20,724 square feet) 
 
The Queensborough Community Plan designates a portion of the land in the Study Area 
as Queensborough Main Street. Within this area, the Master Plan envisions a 
neighbourhood-serving commercial plaza at the corner of Ewen Avenue and Mercer 
Street.  
 
The properties in this area owned by Platform were previously rezoned to Comprehensive 
Development District (Neighbourhood-Oriented Commercial and Residential Mixed Use 
(CD-65). This zone would allow for the neighbourhood commercial uses and the option 
for residential and office uses in three storeys above the ground level. Though residential 
would be a permitted use Platform has not expressed any intent to incorporate residential 
into the commercial plaza.  
 
This zone is based on the Community Commercial Districts (Medium Rise) (C-2A) zone. 
The only difference is that a density bonus provision has been incorporated. This ensures 
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that, should Platform choose to develop residential units, the appropriate contribution to 
offset the impacts of this additional growth would be received by the City. 
 
Image 1: Existing Zoning Districts  

 
 
Image 2: Proposed Zoning Districts (Appendix 3) 
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POLICY AND REGULATIONS  
 
Queensborough Community Plan (QCP) 
 
The subject sites are designated Queensborough Main Street in the QCP, which is 
described as:  
 

“this area will include commercial, office, and residential uses. Facing Ewen 
Avenue, Mercer Street and Furness Street, commercial uses are required at grade. 
Densities may range from low to medium.” 

 
The proposed rezoning is compatible with the QCP land use designation.  
 
Development Permit Area  
 
The QCP includes the sites within the A.1 Queensborough Main Street Development 
Permit Area. The QCP describes this Development Permit Area as:  
 

The areas designated Commercial Main Street (Ewen Avenue), identified as 
Development Permit Area #1 [see Map A], are designated to create a “main street” 
feel on Ewen Avenue and on Mercer Street, and to provide a neighbourhood focus 
with a riverfront community character. This Development Permit Area encourages 
best practices for promoting water and energy conservation and reducing 
greenhouse gas emissions. It also establishes guidelines for the form and character 
of commercial and multi-family residential development. 

 
Queensborough Eastern Neighbourhood Node Master Plan  
 
A Master Plan was created to ensure that complex context and site issues are adequately 
addressed. The Master Plan identified the appropriate land use designations and created 
public realm and development permit guidelines for the Eastern Neighbourhood Node. 
The land use designations and development permit guidelines were amended into the 
QCP. The amendment also added an excerpt of the Master Plan as an attachment to the 
QCP.  
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Image 3: Proposed Master Plan Concept (see Appendix 2)  

  
The Master Plan for the area is structured around the new Mercer ‘High Street’, an 
extended Stanley Street Greenway, and a linear parkette. The Mercer High Street 
provides the central spine of the neighbourhood with commercial or mixed use 
development on both sides of the street, sidewalks, tree-lined boulevards and on-street 
parking that makes this a great place to walk and shop.   
 
East of the Mercer High Street, a plaza-style mall provides a venue for local serving 
commercial uses. The neighbourhood scale is intended to meet the retail and service 
needs of the neighbourhood with potential uses that could include a small grocery store, 
pharmacy, cafes, and services. West of Mercer Street, medium density ground-oriented 
homes are located around a linear parkette with small public seating spots scattered along 
its length.   
 
The Stanley Greenway provides the western edge of the neighbourhood, and is connected 
through the site via the linear parkette and other publicly accessible walkways throughout 
the neighbourhood. Duncan Street and Ewen Avenue complete the network, with a multi-
use path along Duncan, and a sidewalk along Ewen that is protected from the rail line.  
 
The existing homes along Ewen Avenue will remain.    
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Zoning Bylaw 
 
The subject sites are zoned Light Industrial Districts (M-1). This zone is intended to 
allow light industrial uses, which is not consistent with the QCP or the Master Plan.  
 
BACKGROUND 
 
Site Characteristics and Context  
 
The subject properties are located in the Queensborough neighbourhood at the 
intersection of Mercer Street and Blackley Street and are both currently vacant.  
 
There is an industrial property to the north of the Eastern Neighbourhood Node, across 
Duncan Street, which is owned by Port Metro Vancouver. This property is expected to 
stay industrial over the long term. The neighbouring property was approved to convert 
from industrial to medium density residential. This project is now underway.  
 
The Port Royal master planned neighbourhood is adjacent to the eastern and southern 
boundaries of the Eastern Neighbourhood Node. The housing that is closest to the Special 
Study Area consists of compact lot single detached dwellings.  
 
The adjacent land uses on the south boundary, across Ewen Avenue, are industrial. These 
operational industrial properties, including Griff Lumber, are designated Queensborough 
Comprehensive Development and would go through a master plan process if they were to 
redevelop.  
 
To the west of the Eastern Neighbourhood Node, on the other side of the Stanley 
Greenway, is a mix of uses. Single detached dwellings and a daycare front onto Ewen 
Avenue. The remainder of the properties have light industrial uses, single detached 
dwellings or are vacant. There is currently an application to construct townhouses on the 
northernmost portion of these properties. 
 
Proximity to Transit 
 
Transit Facility Distance  
SkyTrain Station 2,100 meters (6,890 feet) 
Frequent Transit Network  1,600 meters (5,249 feet) 
Transit Stop 
(20 – 30 minute service, alternating route) 

50 metres (164 feet) 
 

 
The subject sites are located 2,100 meters (6,890 feet) from the 22nd Street SkyTrain 
Station and 1,600 meters (5,249 feet) from the nearest bust stop on the frequent transit 
network.  
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Master Plan Creation and Previous Zoning Bylaw Amendments in the 
Queensborough Eastern Neighbourhood Node 
 
As the largest land holder, Platform facilitated the master plan process and OCP 
amendment in collaboration with City staff. The master plan process, which involved 
extensive community consultation, identified the appropriate land use designations, and 
created public realm and development permit guidelines for the area. The land use 
designations and development permit guidelines were amended into the QCP. The 
amendment also added an excerpt of the Master Plan as an attachment to the QCP.  
 
Platform also submitted a rezoning application to bring each of the properties they owned 
into conformity with the land use designations determined through the master plan 
process. This rezoning process ran concurrent to the last stages of the Master Plan 
process. Both the Master Plan (and related OCP amendment) and zoning amendment 
bylaw were adopted at the same time.  
 
All of the remaining properties in the Queensborough Eastern Neighbourhood Node, 
including the subject properties, are zoned Light Industrial Districts (M-1).  
 
Image 3: Current Zoning in the Queensborough Eastern Neighbourhood Node  
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Development Agreement  
 
Prior to adoption (Fourth Reading) of the zoning amendment bylaw, Platform was 
required to enter into a Development Agreement and a “No Build Covenant.”  None of 
their lands can be subdivided, built upon or occupied until the conditions included in the 
Development Agreement have been met to the satisfaction of the Director of 
Engineering. The requirements on the Development Agreement are allocated to different 
phases of development and will be made over the course of the project. The 
improvements include servicing upgrades, streetscape upgrades, and the creation of 
greenways and a network of walkways.  
 
The Development Agreement is registered on the title of each of the properties owned by 
Platform that was rezoned.  
 
Future Development Permits  
 
The Master Plan concept diagram is one interpretation of how the study area could be 
developed in accordance with the design guidelines. The Master Plan will be 
implemented through future Development Permit applications, which will be reviewed 
for compliance with the Master Plan, including the public realm design guidelines, and 
the guidelines included in the Development Permit Area.  
 
Platform was not required to submit any Development Permit applications at the time 
their other properties in the Eastern Neighbourhood Node were rezoned. Development 
Permits will be applied for in the future as they move forward with each of the phases of 
development outlined in the Development Agreement. 
 
Potential Road Closures and Land Sale  
 
With the adoption of the Master Plan City staff has been reviewing the status of 
unopened road allowances in the study area to determine which could be considered 
surplus to City needs and could consolidated with neighbouring properties and developed 
in alignment with the Master Plan. 
 
There is a pending sale of two road allowances: Beach Street and a lane west of Mercer 
Street. Since the City’s roads are un-zoned, these and any other portions of road which 
are closed would need to be rezoned in accordance with the proposed Master Plan.   
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DISCUSSION  
 
This application is considered an extension of the previous rezoning application 
submitted by Platform for adjoining properties, which was adopted in August 2016. The 
rezoning of the subject properties would facilitate the sites being incorporated into the 
larger redevelopment being undertaken by Platform. Development Permit applications 
would be required in the future for each phase of development and would be evaluated 
against the Master Plan and Development Permit Area.  
 
It will be a condition of this rezoning that the Development Agreement registered on the 
other Platform properties also be registered on the title of these two properties.  
 
CONSULTATION  
 
Extensive consultation was undertaken as part of the creation of the Master Plan and the 
original rezoning of the other properties owned by Platform. This included four open 
houses, meetings with the property owners, presentations to the residents association, 
presentations to the New Westminster Design Panel and Advisory Planning Commission, 
and consultation with stakeholders (e.g. Port Metro Vancouver, New Westminster 
Schools). 
 
No additional consultation is being required of this application. Community members 
will have an opportunity to provide feedback in the application directly to the Advisory 
Planning Commission and to Council at the Public Hearing.  
 
DEVELOPMENT REVIEW PROCESS 
 
The next step in the process will be for the application to be presented to Council for 
consideration of first and second readings of the proposed Zoning Bylaw amendment and 
for Council to schedule a Public Hearing.  
 
Below is an overall outline of the anticipated development review process for this project.  
The bold text outlines where we are currently at within the process. 
 

1. Rezoning application submission. 
2. Circulation of the application to all City Departments for review. 
3. Advisory Planning Commission consideration of the zoning amendment 

bylaw.  
4. Report to Council for consideration of First and Second Readings of the zoning 

amendment bylaw. 
5. Public Hearing related to the proposed zoning amendment bylaw and 

consideration of Third Reading. 
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6. Consideration of Final adoption of zoning amendment bylaw.  
 
APPENDICES 
 
Appendix 1: Site Context Map 
Appendix 2: Map of Queensborough Community Plan Land Use Designations and 

Master Plan Concept 
Appendix 3: Map of Proposed Zoning Districts 
Appendix 4: Draft Zoning Amendment (315 and 326 Mercer Street) Bylaw No. 8113, 

2019 
 
 
This report has been prepared by: 
Lynn Roxburgh, Senior Planner  
Hardev Gill, Planning Technician 
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Site Context Map 

 
 

Page 12 of 21



SITE CONTEXT MAP 
 

 
 

Subject Sites      Queensborough Special Study Area 
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Appendix 2 
Map of Queensborough Community Plan 

Land Use Designations  
and Master Plan Concept  
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 Queensborough Community Plan Land Use Designations 
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Proposed Master Plan Concept   
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Appendix 3 
Map of Proposed Zoning Districts 
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Proposed Zoning Districts  
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Appendix 4 
Draft Zoning Amendment (315 and 326 Mercer 

Street) Bylaw No. No. 8113, 2019 
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CORPORATION OF THE CITY OF NEW WESTMINSTER 
ZONING AMENDMENT BYLAW (315 AND 326 MERCER STREET) 

NO. 8113, 2019 
 

A Bylaw to Amend Zoning Bylaw No. 6680, 2001 
 
 
WHEREAS the Council has adopted a zoning bylaw under Part 14 of the Local Government Act, 
and wishes to amend the bylaw, 
 
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. 8113, 2019 
(315 and 326 Mercer Street)” 

 
2. Zoning Bylaw No. 6680, 2001 is amended by: 

 
a. Changing the zoning designation of the land municipally known as 315 Mercer 

Street and more particularly described as: 

Parcel Identifier:  011-098-406 

LOT “A” DISTRICT LOT 757 GROUP 1 PLAN 6985  

from Light Industrial Districts (M-1) to Comprehensive Development Districts 
(Neighourhood-Oriented Commercial and Residential Mixed Use) (CD-65); 

 
b. Changing the zoning designation of the land municipally known as 326 Mercer 

Street and more particularly described as: 

Parcel Identifier:  001-116-371 

LOT “A” DISTRICT LOT 757 GROUP 1 NEW WEST DISTRICT PLAN 
9876 

from Light Industrial Districts (M-1) to Comprehensive Development Districts 
(Mercer High Street) (CD-64); and, 
 

c. Amending the plan annexed as Schedule “A” to Zoning Bylaw No. 6680, 2001 to 
reflect the above-noted zoning changes. 

 
3. Severability: 

 
If any part, section, sentence, clause, phrase or word of this Bylaw is for any reason held 
to be invalid by the decision of any Court of competent jurisdiction the invalid part, 
section, sentence, clause, phrase or word shall be severed and the decision that is invalid 
shall not affect the validity of the remainder which shall continue in full force and effect 
and be construed as if the Bylaw had been adopted without such invalid portions. 
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GIVEN FIRST READING this  day of    2019. 
 
GIVEN SECOND READING this day of 2019. 
 
PUBLIC HEARING held this day of 2019. 
 
GIVEN THIRD READING this day of 2019. 
 
 
ADOPTED and the Seal of the Corporation of the City of New Westminster affixed 
this                    day of                               , 2019. 
 
 
 

       _________________________________ 
 Mayor Jonathan X. Cote 

 
 
 

       _________________________________ 
 Jacque Killawee, City Clerk 
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