
 

 

  

 

 

R E P O R T  
Land Use and Planning Committee 

 

To: Mayor Coté and Members of Council   Date: 4/18/2016 

    

From: Land Use and Planning Committee File: REZ00116 

  Item #: 89/2016 

 

Subject: 

 

618 Carnarvon Street: Rezoning from C-4 to CD to Allow a Mixed Use 

Commercial Multi Unit Residential Development - Preliminary Report  

 

 

 

RECOMMENDATION 

 

 THAT the Land Use and Planning Committee recommend Council: 

 
1. Direct staff to process this application as outlined in this report. 

 

2. Direct staff to report back with further policy direction for development which 

exceeds the maximum permitted bonus density and defining unique and 

exceptional circumstances. 

 

 

EXECUTIVE SUMMARY 

 

A Rezoning and a Special Development Permit application have been submitted in order to 

construct a 33 storey mixed use, commercial multi-unit residential development at 618 

Carnarvon Street, involving the consolidation of a number of properties at Carnarvon, Sixth 

and Clarkson Street.  The density proposed in the application is based on first; utilizing 

density bonusing and in addition; density beyond that anticipated in the density bonus policy. 

This is the first application to be considered under Density Bonus, Phase 2 and could set a 

precedent for the review of future development applications downtown.  Key items discussed 

in the LUPC report were: 

 

1. Density / Community Amenity 
2. Building Siting 

3. Closure of a portion of Clarkson Street. 
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1. COMMENTS & ANALYSIS 

 

At its meeting held February 15, 2016, the Land Use and Planning Committee (LUPC) 

considered the attached staff report and adopted the above recommendations.  

 
2. QUESTIONS AND COMMENTS BY THE LAND USE AND PLANNING 

COMMITTEE 

 

At the February 15, 2016 LUPC meeting, the Land Use and Planning Committee provided 

the following requests and comments: 

 

a) A pedestrian connection across the SkyTrain line at McKenzie Street be explored. 

b) The heritage density transfer policy be discussed in relation to this development 

application. 

c) Future presentations on this development include more information on site lines / 

shadows / building perspectives. 

d) Concern was expressed that this development will be precedent setting in terms of 

density relative to the density bonus phase two policy, and that the density bonus 

phase two policy may not be consistent with Regional growth objectives. 

 
3. RESPONSE TO QUESTIONS AND COMMENTS BY THE LAND USE AND 

PLANNING COMMITTEE 

 

a) Pedestrian Connection Across the SkyTrain line:  

 

As requested, the developer and staff have investigated the possibility of a pedestrian 

connection over the SkyTrain line at McKenzie Street.  TransLink requires a four 

metre clearance above the running rail height.  Considering this requirement and the 

change in grade, it appears that the only way a pedestrian crossing could be developed 

over the SkyTrain line from the subject site at McKenzie Street would be for it to 

connect to the third or fourth storey of a building fronting Clarkson Street.  The 

buildings on both sides of McKenzie Street are both one storey in height along 

Clarkson Street and are not under consideration for redevelopment.   

 

While maximizing pedestrian connectivity is beneficial, a pedestrian connection at 
McKenzie is not considered to be vital in this area.  A connection at this location 

would not be part of the greenway or the cycle network.  Pedestrian access to 

Columbia Street is also available 82 metres (270 feet) to the east along Sixth Street 

and 74 metres (800 feet) to the west through a pedestrian walkway. 
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b) Heritage density transfer policy: 

 

Existing Policy: 

 

At the time that the Density Bonus, Phase 2 regulations and the Density Bonus Policy 
were implemented, the effect on the preservation of heritage buildings was given 

serious consideration and specifically the pros and cons of providing the density 

bonus program downtown in addition to the heritage density transfer program was 

weighed. In order to protect heritage assets, the Density bonus Program was not 

applied to heritage sites or sites within the Columbia Street Historic District land use 

designation. 

 

In addition, in order to enhance the City’s existing heritage density transfer system, 
the following regulatory changes were made: 

 

 The number of eligible donor sites was increased by making all properties in 
the Downtown which are on the Heritage Register eligible to transfer density 

to recipient sites; 

 The density recipient area was expanded to include the entire Downtown to 
increase demand for transferred density; and  

 The amount of density which can be transferred would only be limited by the 
amount of available density on the heritage donor site and the amount of 

density able to be transferred to a recipient site, while still complying with the 

zoning of the site. 

 

For example, if a donor site is developed to a density of 2.0 FSR and is allowed 

4.0 FSR, then a donor site could transfer 2.0 FSR.  This is subject to the 2.0 

FSR total density of the recipient site being within the maximum density bonus 

FSR indicated by the Zoning Bylaw for the recipient site.  Previously, the 

Zoning Bylaw only allowed a heritage density transfer of 1.0 FSR, unless the 

donor and recipient sites were abutting. 
 

The heritage density transfer system, however, remains an option for a developer to 

consider, along with the City’s density bonus system. 
 

Monetary Contributions Applicable to this Project 

 

In the case of this rezoning application, further research and analysis has been 

completed regarding the potential utilization of density bonusing monies and / or 

Voluntary Amenity Contribution monies from this development to be used for 

heritage purposes in downtown New Westminster.   
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An explanation of the anticipated monies that would be deposited with the City for the 

additional density if this rezoning was to be advanced to final adoption is necessary in 

order to provide some context.  The potential contributions are divided into two 

categories.  The increase from the maximum permitted base residential density to the 

maximum permitted bonus residential density (3.0 FSR to 5.2 FSR) is covered by the 
density bonusing provisions in the C-4 District in the Zoning Bylaw.  The Zoning 

Bylaw indicates a payment of $22.50 per square feet of additional square footage for 

the difference between the base and bonus residential densities.   

 

The second category involves the contribution for the density (1.0 FSR) proposed for 

that above the 5.2 (i.e., the requested increase in density to 6.2 FSR) bonus density.  

The Density Bonus policy refers to staff working with a developer to achieve a 

Voluntary Amenity Contribution (VAC) using the standard density bonusing 

contribution - $22.50 per square foot in this case - as a guide to negotiating the VAC.  

In this case staff would propose to negotiate a VAC contribution for this project above 

the 5.2 FSR based on the standard density bonusing contribution, but excluding the 

value of the pocket park proposed as part of this development.  The pocket park 

proposed along Sixth Street would be privately built and maintained, but publically 

accessible. 

 
Utilization of Funds for Heritage Purposes  

 

Staff has been working with the developer and the owner of a heritage site to attempt 

to coordinate the submission of monies in connection with the additional density and 

the utilization of the monies for heritage purposes.  The developer, the owner of the 

heritage asset and staff explored using the City’s existing heritage density transfer 
system, but found that aspects of the proposal did not address the requirements of that 

program. In this case, it was determined that the utilization of density bonusing 

monies from the general revenues category would be more beneficial than any monies 

received in connection with both parties entering into heritage density transfer. 

 

While this project is still in the preliminary stages of the development review process 

and there are numerous details to be discussed with the developer, this development 

could facilitate a significant monetary contribution to the City, some of which could 

then potentially be allocated for heritage purposes through a grant process.  
 

c) Future presentations: 

 

Staff will ensure that future presentations on this development will focus on 3D 

digital massing, site lines / shadows, building perspectives and height comparison 

with the neighbourhood. 
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d) Density policy and regional growth objectives: 

 

It is recognized that further work needs to be done to address how the City approaches 

requests for density beyond that envisioned under density bonusing. 

This work needs to include assessing growth in the regional context, the building form 
and massing related to higher densities, view corridor, parking and financing growth. 

With respect to the policies in the Regional Growth Strategy (RGS), proposed 

development is in alignment with actions aimed at directing density to Regional City 

Centres, of which downtown New Westminster is one. The RGS considers 

implementation matters such as the use of density bonus as a growth management tool 

as a local rather than a regional issue, 

 

Staff concludes that the various items above are being addressed for this application, but 

acknowledge that there is a need for a broader regulatory and policy framework discussion 

with regards to the impact of increased density on place-making, physical form, need for 

open space and transportation issues, particularly in the downtown area. This research and 

analysis will take place once the new OCP and the new Zoning Bylaw are adopted. 

 

4. PROCESS  

 
Anticipated steps in the process: 

 

Report from LUPC to Council – April 18, 2016 

Developer holds Open House – April / May, 2016 

Presentation to Downtown Residents Association – May, 2016 

Presentation to New Westminster Design Panel – May, 2016 

Presentation to Advisory Planning Commission – June, 2016 

Report to Council on Voluntary Amenity Contribution – July, 2016 

Report to Council on Road Closure – July, 2016 

Report to Council / First and Second  

Reading of Zoning Amendment Bylaw – September, 2016 

Public Hearing – September, 2016 

 

5. OPTIONS 

 

With consideration of the comments put forward by the Land Use and Planning Committee, 

staff presents the following options for Council consideration: 

 

1. Direct staff to process this application as outlined in this report. 

 

2. Direct staff to report back with further policy direction for development which exceed 

the maximum permitted bonus density and defining unique and exceptional 

circumstances. 
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3. Provide staff with alternative direction. 

 

Staff recommends options 1 and 2. 
 

 

This report has been prepared by: 

Barry Waitt, Senior Planner 

 

 

 

ATTACHMENTS 

 

Attachment 1: Report to LUPC dated February 15, 2016 

 

 

 

 

Submitted on Behalf of the Land Use 

and Planning Committee 

 

 

 Approved for Presentation to Council 

 

 
Beverly Grieve 

Director of Development Services 

 

 Lisa Spitale 

Chief Administrative Officer 
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Report to LUPC dated February 15, 2016 

 

 

 

 

 

 






































