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REPORT
Development Services
To:

Mayor Coté and Members of Council

Date:

1/16/2017

From:

Jackie Teed
Acting Director of Development
Services

File:

13.2525.20

Item #:

33/2017

Subject:

Official Community Plan Review: Land Use Designations for the Area
Around the 22nd Street SkyTrain Station

RECOMMENDATION
THAT Council support the draft land use designations proposed for the land around
the 22nd Street SkyTrain Station, including Option B, to be used by staff to create the
next draft of the Land Use Designation Map.

EXECUTIVE SUMMARY
Staff has revised the draft land use designations for the area around the 22 nd Street SkyTrain
Station, which has been identified as a Frequent Transit Development Area (FTDA).
The revisions were made in response to the feedback received from Council at their
November 21, 2016 meeting. The land use designations proposed would cluster high rises
and commercial space around the SkyTrain station. Mid-rise apartment buildings would be
located next to the high rises to act as a transition to townhouses (and rowhouses) which
would be permitted in the remainder of the FTDA.
There is one block for which there was not clear direction about the appropriate land use
designation. Staff present two options in this report but recommend that the area be
designated “Mixed Use – High Rise.”
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PURPOSE
Based on feedback received at the November 21, 2016 Council meeting regarding land use
designation options for the area around the 22 nd Street SkyTrain Station, staff has prepared
two new options, as outlined in this report. This report requests that Council provide
direction as to which option to pursue for the Official Community Plan (OCP).
BACKGROUND
At the November 21 meeting, a workshop was held with Council on three land use
designation options for the area surrounding the 22 nd SkyTrain Station (see Attachment 1).
Each option is intended to allow more people to live close to the station and to serve new and
existing residents by creating:
 Mixed-use development with street-front neighbourhood-serving retail along Seventh
Avenue near the station to create a neighborhood centre high street.
 New community facilities in the area (not shown on the maps).
 High-rise development near the station, with densities scaling down to mid-rise and
low rise apartments and townhouses to transition into the existing residential
neighbourhood.
As part of the future OCP’s Land Use Designation Map, a future Frequent Transit
Development Area (FTDA) has been proposed as an overlay around each of the SkyTrain
stations outside of the Downtown (a Regional City Centre). Though an FTDA would be
appropriate for the area around 22 nd Street Station, more work needs to be done by staff
before the area can begin to redevelop. Attachment 2 provides more detail about the intent
of a FTDA and what additional work is required for the 22 nd Street FTDA.
The options presented on November 21 were created based on feedback received through the
OUR CITY 2041 consultation process. Additional details about the options and the feedback
received can be found in the November 21 Council Report.
ANALYSIS
Revised Land Use Designation Proposed for 22 nd Street SkyTrain Station
Based on the feedback received from Council at the November 21, 2016 meeting, staff
created a new map (see Figure 1).

Agenda Item 33/2017

City of New Westminster

January 16, 2017

3

Figure 1: Revised Land Use Designations Proposed for the 22 nd SkyTrain Station Area

This new map proposed the following:
 The properties below the SkyTrain line, between 20 th and 22 nd Streets, have been
designated “Residential – High Rise.”

 The properties on the south side of Seventh Avenue, between 20 th and 21 nd Streets,
have been designated “Mixed Use – High Rise.”

 Two blocks have been designated “Residential – Multiple-Unit Buildings” as a way to
transition from medium or high density forms to the lower density townhouse form.
The one additional property with this designation reflects the current land use.

 The land designated commercial on 20 th Street in the current Official Community Plan
is designated “Commercial.” The proposed “Commercial” designation would not
allow residential development. Instead these areas are identified for service and auto oriented commercial uses.
 All of the remaining properties within the FTDA have been designated “Residential –
Townhouse.”

Land Use Designation Options for Remaining Block
The residential block bounded by 20 th Street, Hamilton Street and 21 st Street was not shown
in Figure One because more direction is required. Based on the feedback received from
Council, two options have been identified for this remaining residential block as identified in
Figure 2 and Figure 3 (outlined in yellow). Option A proposes that this block be designated
“Mixed Use – Mid-Rise” which would allow commercial at grade and up to five stories of
residential or office space above (for a maximum of six stories). Option B proposes that this
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block be designated “Mixed Use – High Rise” which would allow up to two residential or
office towers on the block, which would have commercial at grade. The community
feedback was split between these options. Some community members supported additional
density in close proximity to the SkyTrain station, while others preferred less density
(specifically less towers) to be permitted in the neighbourhood.
Figure 2: Option A – “Mixed Use – Mid Rise”

Figure 3: Option B – “Mixed Use – High Rise”

Staff recommends Option B, “Mixed Use – High Rise.” This scenario allows a greater
number of people to live in close proximity to the SkyTrain Station. The higher population
near the station also better supports the amount of commercial proposed, since there will be
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more customers in the area. This makes it more likely that an anchor tenant could be
attracted to the area. This form of development would also likely result in a higher amenity
contribution, which would be put toward amenities in the area. Having the same designation
on both sides of the block on Seventh Avenue would also allow for more flexibility to
explore creative opportunities to realign Seventh Avenue in order to improve traffic
movement in the neighborhood.
FEEDBACK FROM COUNCIL
Before moving forward with incorporating land used designations for this area into the Land
Use Designation Map staff is seeking additional direction from Council.
Question for Council: Does Council support staff’s recommendation to designate the
remaining block “Mixed Use – High-Rise” (Option B)?
NEXT STEPS
Based on the direction received from Council, staff will revise the land use designatio ns
included for the area around the 22 nd Street SkyTrain Station in the next draft of the Land
Use Designation Map and the first draft of the Official Community Plan (OCP). The first
draft of the OCP will be presented to Council before going forward with public consultation.
The proposed timeframe for the next steps are as follows:









Present draft OCP to Council (January)
Public Consultation on draft OCP (February)
Revisions based on feedback (March)
Present revised OCP to the Advisory Planning Commission (April)
Present revised OCP to Council for First and Second Readings (May)
Public Hearing (June)
Adoption of the OCP once referral process is complete
Continued work on the Future Frequent Transit Development Area at 22 nd Street
Station.

INTERDEPARTMENTAL LIAISON
The OCP is being developed as a coordinated interdepartmental process, focused on creating
a single, commonly-held vision that is supported by the community and understood by all
potential audiences. Interdepartmental teams are involved with research and analysis, and
will continue to be invited to contribute their insights and feedback.

Agenda Item 33/2017

City of New Westminster

January 16, 2017

6

OPTIONS
The following options are presented for Council’s consideration:
1. That Council support the draft land use designations proposed for the land around the
22 nd Street SkyTrain Station, including Option B, to be used by staff to create the next
draft of the Land Use Designation Map.
2. That Council support the draft land use designations proposed for the land around the
22 nd Street SkyTrain Station, including Option A, to be used by staff to create the next
draft of the Land Use Designation Map.
3. That Council provide staff with alternative direction.
Staff recommends Option 1.

ATTACHMENTS
Attachment 1: November 21 2016 22nd Street Development Options
Attachment 2: Components of the Future Frequent Transit Development Areas
Attachment 3: Revised 22nd Street Station Development Options

This report has been prepared by:
Hardev Gill, Planning Technician
Lynn Roxburgh, Senior Planner
This report was reviewed by:
John Stark, Acting Manager of Planning
Approved for Presentation to Council

Jackie Teed
Acting Director of Development
Services
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Attachment 1
November 21, 2016
22nd Street Station Development Options

22nd Street Station Development Area Options
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This option has the lowest number of high rises (four
towers) and has the greatest amount of area designated
for mid-rises.
Think Option One is the best? Put a dot here!
Use a post it note to add your comments.

WHAT THEY HAVE IN COMMON
• A neighbourhood centre along Seventh Ave.
• New community facilities in the area.
• High-rise development is near the station, with densities
scaling down to mid-rise and low-rise apartments and
townhouses to transition into the existing residential
neighbourhood.
• Mixed-use development with street-front
neighbourhood-serving retail along Seventh Ave near the
Station to create a neighborhood centre high street.
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• Deﬁne desired land assembly patterns for redevelopment.
• Identify the appropriate community amenities needed in
the area.
• Determine the appropriate level of amenity contributions
required to help fund community amenities.
• Draft design guidelines for the private and public ream to
ensure a high standard of architectural and urban design,
streetscape and infrastructure improvements.
• Conduct a detailed trafﬁc analysis.
• Work with TransLink to develop a facility integration plan.
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This option has the highest number of high-rises (eight)
and the lowest amount of land designated for townhouses.

Think Option Two is the best? Put a dot here!
Use a post it note to add your comments.

WORK TO BE COMPLETED PRIOR TO
DEVELOPMENT
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This option is in the middle for the number of high-rises
(six) and has the lowest amount of area designated for
mid-rises.
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Think Option Three is the best? Put a dot here!
Use a post it note to add your comments.

LEGEND
Future Frequent Transit Development Area

Residential - Detached and Semi-Detached
Residential - Townhouse
Residential - Multi-Unit Buildings
Residential - High Rise
Mixed Use - Mid-Rise
Mixed Use - High-Rise
Commercial
Utilities and Transportation Infrastructure
Major Institutional

OURCITY

Possible Tower Location

September - October 2016

Attachment 2
Components of the Future Frequent Transit
Development Area (FTDA)

Future Frequent Transit Development Area
Definition
Metro Vancouver 2040, the Regional Growth Strategy explains Frequent Transit
Development Areas (FTDAs) as areas that:
...are intended to be additional priority locations to accommodate concentrated growth
in higher density forms of development. They are located at appropriate locations
along TransLink’s Frequent Transit Network. Frequent Transit Development Areas
complement the network of Urban Centres, and are characterized by higher density
residential, commercial and mixed uses, and may contain community, cultural and
institutional uses. Urban design for these areas promotes transit-oriented communities
where transit, cycling and walking are the preferred modes of transportation. (Metro
2040: Shaping our Future)
Future FTDA at 22nd Street Station
An FTDA has been proposed as an overlay for the OCP Land Use Designation Map around
each of the SkyTrain stations outside of the Downtown (a Regional City Centre). Though an
FTDA would be appropriate for the area around 22nd Street Station, more work needs to be
done before the area can begin to redevelop. As a result, the area shown on the map has been
indicated as future FTDA. This area is the focus of this report.
The area has been identified as a future FTDA since more work is required before any
redevelopment can be pursued. Following completion of the OCP update and prior to any
redevelopment in the 22nd Street Station FTDA the City will:

 Define desired land assembly patterns for redevelopment.
 Identify the appropriate community amenities needed in the area, such as parks,
greenways, child care, and a community centre.
 Determine the appropriate level of Community Amenity Contributions and potential
Bonus Density payments required to help fund community amenities.
 Draft design guidelines for the private and public realm to ensure a high standard of
architectural and urban design, streetscape and infrastructure improvements.
 Conduct a detailed traffic analysis that would explore appropriate measures for
access and traffic.
 Work with TransLink to develop a facility integration plan that will make sure that
future development enhances and works well with the function of the station.

Work on each of these components would be initiated in early 2017.

Area Identified as the Future Frequent Transit Development Area
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REVISED 22ND STREET STATION DEVELOPMENT OPTIONS
Figure 1: Revised Land Use Designations Proposed for the 22nd SkyTrain Station
Area

Figure 2: Option A – “Mixed Use – Mid Rise”

Figure 3: Option B – “Mixed Use – High Rise”

