
R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 2/15/2016 

From: Beverly Grieve 

Director of Development Services 

File: REZ00116 

Item #: 10/2016 

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

Commercial Multi Unit Residential Development - Preliminary Report 

RECOMMENDATION 

1.  THAT the Land Use and Planning Committee recommend that Council direct staff to

process this application as outlined in this report; and

2. THAT the Land Use and Planning Committee recommend that Council direct staff to

report back with further policy direction for developments which exceed 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 new 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 this report are: 

1. Density / Community Amenity

2. Building Siting

3. Closure of a portion of Clarkson Street.
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1. PROPOSAL

The Rezoning and Special Development Permit would allow the developer to construct a 33 

storey mixed use, commercial multi-unit residential development at 618 Carnarvon Street. 

2. POLICY AND REGULATIONS

2.1 OCP Land Use Designation: Mixed- Use High Density.  The development is in 

conformance with the Land Use Designation. 

2.2 Zoning Bylaw: The site is zoned Downtown Mixed Use Districts (High Density) 

(C-4).  A rezoning application has been submitted in order to allow additional density on 

the site beyond what is available under either existing zoning or density bonus. 

2.3 Development Permit Area: Downtown Development Permit Area. The development 

proposal will be assessed utilizing the Downtown Community Plan design guidelines at 

the appropriate stage in the process.  

2.4 Density Bonus Policy: Density bonusing is a financing growth tool.  In 2014 Council 

gave Final Adoption to amendments to the Zoning Bylaw which implemented Density 
Bonus Phase 2, which covers high density development in the downtown.  At that time 

Council also adopted the Density Bonus Phase 2 Policy.  The applicant is proposing a 

density which is 0.91 FSR and 33.5 metres (110 feet) above the maximum stated in the 

Council policy. The density bonus policy indicates that applicants wishing to go over the 

density in the policy need to demonstrate that there are unique and exceptional 

circumstances.   Therefore, the decision regarding the density of this project may be 

precedent setting with regards to the density bonus policy downtown.   

The following sections of the density bonus policy are pertinent to the consideration of 

the density proposed above 5.2 FSR and 240 feet in height for this development:  

 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.

 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.”
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The density bonus policy did not define ‘unique and exceptional circumstances.’  The 
processing of this application has underlined the need for further work regarding the 

density bonus policy, including the processing of applications for development which 

exceed the maximum permitted bonus density and defining unique and exceptional 

circumstances. 
 

2.5 Sale of Surplus Land Practice: The proposal includes the closure and sale of a strip of 

Clarkson Street, with an area of 815 sq. ft. and a maximum width of five feet. The 

inclusion of this strip of land in the development site is proposed in order to allow the 

developer to build over top of the SkyTrain tunnel and potentially present an improved 

interface along Clarkson Street. Staff would need to evaluate this to ensure the land 

proposed for purchase is surplus to City needs. 

 

3. BACKGROUND 

 

3.1 Site Characteristics and Context: The subject site is occupied by low scale 

commercial buildings, surface parking and the SkyTrain line. The site slopes 

significantly down toward Clarkson Street. Mixed use commercial residential high rise 

developments are located across Carnarvon Street (The Pointe) and across Sixth Street 

(The Quantum), with additional low scale commercial buildings across Sixth Street.  
Historic commercial buildings are to the west at 630 Carnarvon Street and across 

McKenzie Street.  Commercial buildings oriented to Columbia Street are located across 

Clarkson Street.  A mixed use multi-unit rental residential high rise development is 

under construction across from the subject site at Sixth and Carnarvon Street. 

 

3.2 Project Description: Key aspects of the proposed development include: 

 

 The development consists of a three to four storey podium, varying due to the 
slope of the site and a tower which is sited to the westerly end of the site.  The 

tower narrows in floorplate at the 25
th

 storey and again at the 31
st
 storey. 

 The podium features townhouses facing Clarkson Street, Carnarvon Street and 
the internal courtyard. 

 A smaller tower floorplate; 7,203 sq. ft. up to the 24
th

 storey.  Provision of a publicly accessible, but privately owned and maintained pocket 
park at the corner of Sixth and Clarkson Streets. 

 Commercial orientation along Sixth Street. 

 Significant outdoor amenity areas provided for the residents of the development, 
including a residential courtyard. 

 Further encapsulation of a portion of the SkyTrain line, reducing noise for 
adjacent residents. 

 Vehicular access from Clarkson Street over the SkyTrain line. 
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3.3 Project Statistics: 

 

Site size 3,768 sq. m. (40,562 sq. ft.) 

Sixth Street Frontage 51 meters ( 167 feet) 

Floor Space Ratio 
     Commercial 

     Residential 

     Total 

 

0.14 

5.97 

6.11 

Site Coverage 75% 

Parking Meets bylaw requirements, utilizing 
incentives 

Building Height 33 storeys (350 feet) 

 

The base density and height, bonus density and height established for this site and the 

proposed density and height are: 
 

 Maximum 

Permitted Base 

Maximum 

Permitted Bonus 

Total Proposed 

Density 3.0 FSR 5.2FSR  (3.0 Base + 

2.2 Bonus) 

6.11 FSR 

Height 70 / 90 (varies 

across site) 

 

240 feet 350 feet 

 

3.4  Density Bonus Contribution: In this case, if the rezoning application were approved 
by Council, an amenity density bonus contribution of approximately $2,008,000. 

would be required.   An additional voluntary amenity contribution would be 

negotiated for the density above 5.2 FSR.   

 

4.0 DISCUSSION  

 

4.1 Applicant Rationale for Exceeding Bonus Density: The bonus density policy 

indicates that for this site the maximum density would be 5.2 FSR and the maximum 

height would be 240 feet.  The applicant is proposing a development with a 6.11 FSR 

and a building height of 350 feet.  

 

The applicant originally provided the rationale that the additional density is required 

due to unique and exceptional circumstances related to the site’s location adjacent to 
SkyTrain, which the applicant argues negatively impacts development potential i.e. 

the cost of building next to the SkyTrain line would be higher.   Staff did not agree 
that this represented unique and exceptional circumstances, as the SkyTrain right-of-

way would have been known at the time of the purchase of the site and should have 
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been reflected in the purchase price to account for expected higher cost of 

construction. 

 

 The applicant has indicated that they would provide a privately owned, publicly 

accessible pocket park approximately 1,100 square feet in size at the corner of Sixth 
Street and Carnarvon Street (see attached landscape plans) if they are granted the 

additional density.  The pocket park would be owned and maintained by the Strata 

Corporation, with right-of-way for public access. If Council is supportive of this 

direction, staff would also work with the developer to achieve a Voluntary Amenity 

Contribution from for the density between 5.2FSR and 6.11FSR.  This would be in 

addition to the $2,008,000 density bonus contribution required for the residential 

density between 3.0 FSR and 5.2 FSR.  

 

4.2 Road Closure: The development proposal involves the closure of a strip of Clarkson 

Street abutting the site.  This would allow development to straddle the SkyTrain line 

in order to construct parking above the line.  This would also allow for an improved 

urban design presentation of the development along Clarkson Street and a reduction in 

SkyTrain noise through the increased encapsulation.  The straddling of the SkyTrain 

line encroaches upon Clarkson Street, thus requiring the closure of a strip of land with 

a maximum width of five feet.  The Engineering Department is reviewing the 
feasibility of the road closure.  If the proposed road closure is supportable, the land 

would be sold to the developer at fair market value. 

 

4.3 Setbacks to Adjacent Buildings: The subject site is located at the corner of 

Carnarvon Street and Sixth Street. High density mixed use commercial / multi-unit 

residential developments are located across Carnarvon Street to the north and across 

Sixth Street to the east. These developments have heights of 207 feet and 174 feet 

respectively and another nearby mixed use development under construction will have 

a height of 250 feet.  The Downtown Community Plan design guidelines indicate a 

minimum separation of 89 feet between towers, which the proposed tower satisfies. 

The nearest tower (The Pointe) is approximately 115 feet from the proposed tower.  

Staff has encouraged the applicant to acquire sufficient property to be able to locate 

the tower in a manner which would have the least impact on the livability of the area 

and particularly the residents of adjacent towers.  The tower is setback 95 feet from 

Sixth Street, which will lower the impact on residents of the tower across Carnarvon 
Street. In addition, the applicant has worked to reduce the size of the tower footprint, 

thereby reducing the impact on views. 

 

The proposed development wraps around the site at 630 Carnarvon Street.  The 

building on 630 Carnarvon Street is known as The Fisheries Building and is on the 

Heritage Register.  The proposed development shows a twenty foot landscape setback 

from this property. 
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4.4 Streetscape: The Downtown Community Plan requires commercial at street level along 

Sixth Street.  The development shows commercial along Sixth Street, wrapping around 

the corner on to Carnarvon Street, with a pocket park at the corner of Clarkson Street 

and Sixth Street. 

 
Further examination of the streetscape along Carnarvon Street will occur in conjunction 

with this application to determine if additional setbacks may be required in order to 

accommodate the sufficient sidewalks, boulevard, street trees, parking and traffic lanes. 

 

4.5 Transportation: A transportation study shall be provided by a qualified Transportation 

Engineer to review the projected traffic volumes generated by the proposed development 

and address any transportation issues identified. The transportation study shall consider 

pedestrian, cycling, transit as well as motor vehicles. 

 

5. PROCESS  

 

Anticipated steps in the process: 

Report from LUPC to Council – March 7 

Presentation to Downtown Residents Association – March, 2016 

Developer holds Open House - March, 2016 
Presentation to New Westminster Design Panel – April, 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 

 

6. OPTIONS 

 

The following options are presented for the Land Use and Planning Committee’s 
consideration: 

 

1. That the Land Use and Planning Committee recommend that Council direct staff to 
process this application as outlined in this report; and 

 

2. That the Land Use and Planning Committee recommend that Council direct staff to 

report back with further policy direction for developments which exceed the 

maximum permitted bonus density and defining unique and exceptional 

circumstances. 
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3. That the Land Use and Planning Committee request that staff continue to work with 

the applicant to negotiate an appropriate Voluntary Amenity Contribution for the 

density proposed over and above the maximum permitted bonus density of 5.2 FSR. 

 
Staff recommends options 1 and 2. 

 

 

 

 

ATTACHMENTS: 

 

Attachment 1: Location Map 

Attachment 2: Project Plans 

Attachment 3: Landscape Plans 

 

 

This report has been prepared by: 

Barry Waitt, Senior Planning 

 
The report was reviewed by: 

Jackie Teed, Manager of Planning 

 

 

   

   

 

  

Beverly Grieve 

Director of Development Services 
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618 CARNARVON STREET, 
NEW WESTMINSTER

Presentation to the Land Use and Planning Committee
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