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ADVISORY PLANNING COMMISSION
Tuesday, July 17, 2012 5:15 p.m.
Committee Room No. 2

MINUTES
VOTING MEMBERS PRESENT:
Ken Williams
Helen Bodner
Peter Goodwin
Peter Hall
Maryam Salmani
Brian Shigetomi
Colin Stewart

- Chair
- Community Member
- Community Member
- Community Member
- Community Member (arrived at 5:23pm)
- Community Member
- Community Member (exited at 6:27pm)

VOTING MEMBER REGRETS:
Mark Vance
- Community Member
Andrei Filip
- Community Member
STAFF:
Lynn Roxburgh
Jackie Teed
Barry Waitt
Stephanie Lam

- Planning Analyst
- Senior Planner
- Senior Planner
- Committee Clerk

GUESTS:
Lauren McCauley
Mark Shieh

- IBI Group
- River Market

The meeting was called to order at 5:15 pm.
1.0

ADDITIONS TO AGENDA
The following item was added to the agenda:
Item 5.2 – Resignation of Colin Stewart.
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2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of June 19, 2012
MOVED and SECONDED
THAT the minutes of the Advisory Planning Commission meeting held on June 19, 2012 be
received and adopted.
CARRIED.
All members of the Commission present voted in favour of the motion.

3.0

INFORMATION PRESENTATIONS

3.1

Queensborough Community Plan – Update (Lynn Roxburgh & Jackie Teed)
Jackie Teed, Senior Planner, provided a PowerPoint presentation regarding the
Queensborough Community Plan (the Plan):
Ms. Teed expanded on the following with respect to the Framework of the Plan:
Purpose;
Queensborough Community Vision;
Themes – There are six main themes which are drawn throughout the plan; and
Goals and Objectives – Noting the Plan’s goals and objectives relative to the
Environment, Economy, Housing, Transportation, Parks and Recreation, Heritage,
Community Well-Being, Community Infrastructure, and Flood Management.
Lynn Roxburgh, Planning Analyst, spoke to the Land Use Plan in the Queensborough
Community Plan, and expanded on the different coloured Land Use Categories noted on the
layout. Ms. Roxburgh added the following comments:
Staff conducted an analysis to investigate how much commercial density the
Queensborough area could support. It was concluded that further commercial floor
space could be supported;
Issues such as noise, setbacks, and landscape buffers were considered with respect to
transitioning housing and other uses in these areas;
Train lines could create potential conflict to the residents;
It was noted the intertidal zone addresses the potential of a water based/dependant
industry but also prioritizes restoration of foreshore habitat.
Ms. Roxburgh reported that the City owns a number of properties in the area of
Queensborough area designated as a study area, and that a consultant will be hired to
conduct a detailed analysis of the area to assess the use. Findings from this process will be
brought forward for Council consideration at a future meeting.
With respect to the “next steps”, Ms. Teed expanded on the timeline of the Plan from its
origin to the proposed completion date. It is anticipated that the plan will be considered for
adoption in Spring 2013.
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With respect to the questions provided in the packet, staff asked if the Commission had any
additional comments to staff with respect to the plan.
Questions from the Commission (Response in italics):
Has a study been conducted to assess if the current Queensborough population can
support commercial businesses in this area? Yes, and the findings show the area
could support more than what is being proposed. Staff informed potential issues lie
in the fact that Queensborough Landing hosts many anchor businesses; as a result,
there is uncertainty as to whether or not there will be enough support for additional
locally owned businesses on Ewen Avenue.
Will mixed use development be permitted? Yes.
Compared to what’s currently in that area for housing, will there be a significant
increase in density? It will be fairly similar. There may be less land designated
multi-family but there is more designed for compact lot development. The area is a
floodplain. The soil type in the area has influenced the type of developments in the
area, noting that the soil type will not allow for underground structures (such as
parkades or basements). Parking is an issue which is being investigated. There is
limited on-street parking due to the narrow streets, and many of the blocks do not
have laneways or alleys. Staff are cognizant of the restricted number of parking
available when considering increased density. Parking is one of the complexities
specific to the Queensborough area.
Has there been any talk for pedestrian connection to the mainland New
Westminster? Yes – the public indentified the need for a pedestrian connection
between Queensborough and the Quay. The proposed pedestrian bridge was
identified as a DAC project. The project is under investigation.
Are there still plans of having a perimeter pathway on the exterior of the industrial
areas? Yes. The public have expressed a connection to that idea. There are issues
such as liability and safety associated with building the trail through industrial land
so it will not be built in the short term. These issues are being considered in
conjunction with this plan.
Have issues surrounding the railways been addressed? Upgrades have been
scheduled to commence in Spring 2013 for Ewen Avenue. This will include a multi
use path on the south side of Ewen, away from the tracks. Potential issues can arise
with the possibility of increased industrial use which will result in additional trains
travelling through Queensborough.
Will there be issues with the City of Richmond and the proposed plan? Richmond is
currently updating the Hamilton Community Plan. The proposed timeline for their
plan is set to conclude at approximately the same time as the Queensborough Plan.
To date, the development of both plans have been compatible; however, there are
concerns with land use and flood management.
Comments from the Commission:
The Commission expressed support and hope that the proposed pedestrian bridge
project will proceed.
It was noted that the need for higher density residential in the future is a reality, and
the real question to ponder will be if duplexes will be enough to meet future demand.
July 17, 2012
Doc #302541

Advisory Planning Commission Minutes - Draft

Page 3

5

With respect to the proposed duplexes and appropriateness for land use, the
Commission conveyed that staff have done a good job at incorporating gentle infill
into an area that is constrained and has complex existing conditions.
The Commission asked staff if strata duplexes could be a possibility. Staff reported
that the developments could be stratified.
Ken Williams, Chair, thanked Ms. Roxburgh and Ms. Teed for their presentation and noted
any comments that may arise following today’s meeting will be forwarded to the Planning
Department for consideration and response.
3.2

737 Carnarvon Street
REZ00065
An application has been received to rezone the property addressed as 737 Carnarvon Street
from Central Business Districts (C-4) to Comprehensive Development District (737
Carnarvon Street) (CD-44) in order to allow the conversion of office space on levels 2, 3
and 4 of the existing building to market rental housing units. (Architect: IBI Group;
Owner: 0910953 BC Ltd)
Barry Waitt, Planner, provided the following details regarding the application for 737
Carnarvon Street:
The exiting building already exceeds the maximum residential density;
This building has both a maximum total density and maximum residential density;
The proposal will convert three levels, which currently is vacant office space, to
residential rental units;
The total number of proposed units will be 34 over the three levels;
This proposal relates to two different existing City policies;
One side – the Downtown Community Plan and Affordable Housing Policies
strongly support acquiring additional rental housing;
On the other side – The Downtown Community Plan and the City’s Economic
Development objectives support having increased office space;
If this development is approved, the Housing Agreement would contain a stipulation
that the residential units in the building remain rental;
With respect to parking, a study has been conducted which reviewed the current
parking situation in the building for existing tenants, and also reviewed the usage of
parking at a nearby building;
The results for the subject property showed only 0.42 spaces (number of spaces to
relative units) are being used;
The results for an adjacent building showed only 0.66 spaces are being used. It was
noted this proposal is being brought forward considering the 0.66 figure;
The proposal meets the visitor and commercial parking requirements, by overlapping
the combined requirements as permitted in the Zoning Bylaw.
Lauren McCauley, IBI Group, representing the owner of the subject property, reviewed
context photos and the floor plans of the proposed development. Ms. McCauley advised the
project will meet the 40% adaptable housing requirements, and noted there is approximately
34K Square Feet between the three floors.
Questions from the Commission (Response in italics):
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If the City has indicated a need for office space, why has this property been vacant
for such a long period of time? This building is not a typical office space and holds
several unique characteristics that have detracted potential tenants. The building
contains a singular lobby entrance, and there is no separation between the
commercial and residential areas. As a result, residential tenants taking out their
garbage, or accessing the parkade, must walk through the commercial area. Due to
these circumstances, there is no extra means of security to residents as the public
can access all parts of the building.
Do you have any indoor or outdoor amenities planned for the project? The building
currently has shared laundry facilities and the proposed units will have their own
laundry units.
What will be the size of the smallest and largest unit? The smallest will be
approximately 796 square feet and the largest will be approximately 1040 square
feet.
Will security be improved? By limiting commercial tenants to the ground floor, the
upper residential floors can have a FOB system installed for an additional layer of
security.
What are the size of the elevators – can furniture be moved in/out? The elevators are
standard residential sized elevators. Tenants have been utilizing this elevator to
move furniture over the last 30 years.
Are there any tenants currently leasing in the commercial and residential spaces? The
ground floor office has one tenant. The residential units have never had issues with
respect to finding tenants.
Seeing as a new office development will be coming to the City with the opening of
the MUCF, have you considered making the entire building residential? One of the
desires of the neighbourhood is to maintain the thread of daytime activity along the
street. Many of the commercial tenants will have their own secured entrances for
ease of access.
Comments:
Staff noted the office that is being built at the MUCF will be Class A and meets
LEED environmental standards. The office space available at the subject property is
classified as Class C. As a result, those renting these spaces must meet a certain level
of income to maintain the monthly fees.
It when potential tenants have viewed the current office facility, those individuals
have often chosen other locations due to the security issues.
It was noted the building lacks streetscape and presence and it was suggested the
plans be amended to give the building presence to the neighbourhood.
It was suggested an indoor amenity be added to the plans.
New outdoor lighting, particularly located in the back, will be installed to improve
safety and security.
There is an on-site manager who lives in the building for tenants to contact.
Mr. Waitt informed the July meeting for the New Westminster Design Panel has been
cancelled due to lack of quorum. As a result, it was suggested this application be brought
back to the Advisory Planning Commission, without prior review of the Design Panel, at the
next meeting.
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Members of the Commission noted the proposed application does not appear to contain
many design issues and agreed the application could come back. In addition, if the
Commission feels additional consultation is needed, the application can always be deferred
at that time.
MOVED and SECONDED
THAT the presentation be received, and that the application be considered at the August
Advisory Planning Commission meeting.
CARRIED.
All members of Council present voted in favour of the motion.
5.2

Resignation of Colin Stewart
Ken Williams, Chair, announced that Colin Stewart will be resigning from the Advisory
Planning Commission. As a result, today was Mr. Stewart’s last meeting.
Mr. Stewart announced his departure stems from his recent acceptance into the Urban
Planning program at McGill University. There, Mr. Stewart will be studying to achieve a
Masters Degree.
Mr. Stewart thanked staff and the Commission for the opportunity to serve, and noted his
time on the Commission has been a learning experience and useful step towards his future
career.
The Commission thanked Mr. Stewart for his work and wished him all the best in the future.
Mr. Williams reported that with Mr. Stewart’s departure, Council appointed Ms. Margaret
Ross as a replacement representative. Ms. Ross’ first meeting will be in August 2012.

3.3

Proposed Zoning Bylaw Amendment for Central Business Districts (Restricted) (C-4A)
Barry Waitt, Planner, introduced the report and noted the current zoning on this proposal
applies to one property – the River Market. It was noted that the current zoning that applies
to the River Market was developed based on the proposal at the time. As a result, a text
amendment is being suggested so the Hanson International Academy may open a third
campus.
Mr. Waitt expanded on the restrictions of the current zoning, reported the types of
businesses that would be permitted to operate if the text amendment was approved, and
advised that the basic, but broad, purpose of the text amendment was to permit commercial
schools and business and professional offices in the C-4A zoning district.
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With respect to the Hanson International Academy, this school provides education to
students between the ages of 19-24 in the subject of travel and tourism. This Academy
currently has two campuses in Eastern Canada and the approximate enrollment level for
each school is 80 students. This proposed location would be the first in BC. With the
Academy being located on the top floor of the market, it is anticipated that the daily
business of the current vendors will increase significantly.
Mr. Waitt noted the preliminary report regarding this application has been reviewed by
Council, and if supported by the APC, will return to Council for consideration.
Comments:
Mark Shieh, Director of the River Market, advised the Commission that he is a member of
the City’s Economic Development Advisory Committee, and reported this Committee has
been seeking potential economic engines for the City. One industry that has been
acknowledged by this group is the “Knowledge Worker”, and the installation of the Hanson
International Academy would build on what currently exists in the City (Douglas College,
the Naturopathic Medicine College).
Mr. Shieh reported that the River Market’s welcoming statement, which is noted on a sign,
is “Hungry and Curious”. Currently, the main floor hosts a variety of food vendors which
suits the “Hungry” aspect of the slogan. Currently, the second floor hosts the Vancouver
Circus School, and adding Hanson would then add to the creativity of “Curious”.
Discussion ensued and members of the Commission spoke to the need of commercial and
office functions in the daytime/commercial hours of operation. Mr. Shieh noted the River
Market has been working with the architect that did Granville Island, and reported it was
discovered there were two categories of users – those who ‘must’ and those who ‘want’ to
attend. Having the Academy located at the market would increase the ‘must’ users, which
would add an additional level of support to those retailers.
The Commission confirmed requested that both uses if the proposed amendment be limited
to the second floor.
MOVED and SECONDED
THAT the Advisory Planning Commission support the process to consider an amendment to
the Zoning Bylaw to permit commercial schools and business and professional offices in the
C-4A zoning district.
CARRIED.
All members of Council present voted in favour of the motion.
4.0

REZONING
No items.
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5.0

NEW BUSINESS

5.1

Downtown Parking Study Stakeholder Working Group – Appointment of Advisory
Planning Commission Representative
MOVED and SECONDED
THAT Peter Goodwin serve as the Advisory Planning Commission representative to the
Downtown Parking Study Stakeholder Working Group.
CARRIED.
All members of the Commission present voted in favour of the motion.

6.0

REPORTS AND INFORMATION

6.1

Master Transportation Plan Advisory Committee Update – (Ken Williams)
Ken Williams, Advisory Planning Commission representative on the Master Transportation
Plan Advisory Committee, reported the Committee has met three times and has undergone a
comprehensive process to date. An update will be provided when the MTP Committee’s
final report is brought forward for Council consideration.

7.0

CORRESPONDENCE
No items.

8.0

NEXT MEETING
August 21, 2012 (in Committee Room No. 2)

9.0

ADJOURNMENT

ON MOTION, the meeting was adjourned at 6:45 pm.
Certified Correct,

Ken Williams
Chair
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Advisory Planning Commission
Members

Date: August 21, 2012

From:

Barry Waitt,
Senior Planner

File:

Subject:

Rezoning and Special Development Permit for 737 Carnarvon Street
Multiple Family Residential Conversion

Rez 00065
SDP 00186

PURPOSE
The City of New Westminster has received a Rezoning and a Special Development
Permit application for the conversion of office space to residential rental housing within
the existing building at 737 Carnarvon Street. The purpose of this report is to provide the
Advisory Planning Commission with information on this application.
BACKGROUND
Architect:

IBI Group

Current Zoning:

Central Business Districts (C-4)

Official Community
Plan Land Use
Designation:

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

Development Permit
Area:

Downtown Development Permit Area #1

Site Characteristics:

Frontage: 154 feet (45 metres)
Depth: 132 feet (40.2 metres)
Site Area 20,297 sq. ft. (1,885.6 square metres)

Page 1
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SITE CONTEXT
The subject site is currently occupied by a mixed use commercial / multiple unit
residential tower. Douglas College is located across Victoria Street to the north, while
the Russell Hotel is across Carnarvon Street to the south. Commercial buildings are
located on the northerly side of Carnarvon Street adjacent to the subject site.
SITE MAP

Subject
Site
55 759

737

725

50

OFFICIAL COMMUNITY PLAN CONSIDERATIONS
The proposed development is within the Downtown Development Permit Area. The
proposal is in conformance with the OCP land use designation of Mixed-Use High
Density. The subject site is within the Tower Precinct in the Downtown Community
Plan. The downtown plan indicates that this precinct will continue to develop as a
high-density employment and housing area.
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PROPOSAL
The site is currently occupied by a mixed use commercial / multiple unit residential
development in a nineteen storey tower. The development is legally non-conforming in
terms of residential density with a residential density of 3.11 (FSR), while the permitted
residential FSR is 2.85. The applicant is proposing to convert vacant office space in the
building to residential use for rental apartments. Due to the existing development already
having a greater residential density than that permitted under the current zoning, any
increase in residential square footage and density would require rezoning to
Comprehensive Development District. The overall density of the development will not
change and will continue to conform to the current C-4 zoning.
The applicant is proposing to change the existing office space on levels 2, 3 and 4 into 34
market rental housing units. Other changes involved in this renovation include
alterations to internal circulation, Crime Prevention through Environmental Design
(CPTED) oriented changes and the addition of usable open space on roof areas. The two
ground floor commercial units facing Carnarvon Street will remain.
Development Statistics
Site Area:

1,885 square meters (20,291 sq. ft.)

Floor Area
Residential:
Commercial:
Total:

9,055 square meters (97,468 sq. ft.)*
465 square meters (5,005 sq. ft.)
9,520 square meters (102,473 sq. ft.)

*Includes 34,172 sq. ft. of proposed new residential.
Floor Space Ratio
Residential:
Commercial:
Total:

4.80
0.25
5.05

Building Height:

52 meters (171 feet)

Parking Required by
Zoning Bylaw:

163 spaces

Parking Proposed through
Parking Study:

96 spaces
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The existing building is legally non-conforming in terms of maximum building width,
site coverage, building height, usable open space and vehicle and bicycle parking.
In terms of the proposed parking, the developer has provided a study by IBI Group in
order to determine the estimated parking demand. The parking required and provided has
three components.
Residential Spaces
The parking study indicates that there are currently 99 underground parking spaces on the
site, 30 of which are utilized by the residents of the building, resulting in ratio of 0.42
spaces per unit. A comparable high rise residential development in downtown New
Westminster was studied, with the vehicle ownership data showing a rate of 0.66 parking
spaces per dwelling unit. Utilizing a conservative estimate, the parking demand for the
proposed development is estimated to be approximately 0.66 spaces per unit.
106 Units @ 0.66 per unit = 70 spaces.
Visitor Spaces
The Zoning Bylaw requires 22 visitor parking spaces. These are being provided in
conjunction with the required commercial spaces, as is permitted in the Zoning Bylaw as
justified by a parking demand study based on the ULI Shared Parking Model.
Commercial Spaces
The Zoning Bylaw requires 7 parking spaces for the commercial space. These are being
provided in conjunction with the required commercial spaces, as is permitted in the
Zoning Bylaw as justified by a parking demand study based on the ULI Shared Parking
Model.
Summary
Residential:
Visitor:
Commercial:
Parking Credits:
Total:

70
22
7
11
110

Under this scenario, a surplus of parking spaces is being provided relative to the
estimated parking demand.
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PROCESS
Preliminary report to Council
Meeting with Residents Association
Applicant holds Open House
Advisory Planning Commission
Advisory Planning Commission Hearing – we are here
Design Panel information submission
Design Panel approval – second meeting only if required.
Draft Housing Agreement presented to Council
Public Hearing report to Council / 1st and 2nd Reading of Bylaw
Public Hearing is held
Approval of Housing Agreement Bylaw and Registration of Agreement
Final Adoption of Zoning Amendment Bylaw
Issuance of Development Permit
Prior to the completion of this rezoning, the applicant would be required to enter into a
Housing Agreement in order to ensure that the building will not be strata titled and the
continuation of the provision of rental housing.
FIRST SUBMISSION TO APC
This project was presented to the Advisory Planning Commission on July 17, 2012. The
Advisory Planning Commission expressed their general support for the project in terms
of land use and density and agreed to allow the second review of the project by the APC
prior to the project’s presentation to the New Westminster Design Panel due to the fact
that this is an existing building. However, concern was also expressed on a design matter
related to the building. The Advisory Planning Commission asked the architect for the
project to consider improvements to the front entrance area of the building.
The applicant’s response to the Advisory Planning Commission on this area of concern is
attached for the consideration of the Commission.
CONCLUSION
A rezoning application has been submitted in order to permit the conversion of three
floors of an existing tower in the Downtown Development Permit area from office space
to rental multiple unit residential. The office space has been vacant for eight years.
Rezoning is necessary as the development already exceeds the maximum permitted
residential density. In addition to the conversion of the vacant office space to rental
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multiple unit residential, the application will involve Crime Prevention through
Environmental Design (CPTED) oriented changes and the addition of usable open space.

__________________
Barry Waitt
Senior Planner
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IBI / HB Architects
|
700 –1285 West Pender Street
Vancouver BC V6E 4B1 Canada
tel 604 683 8797
fax 604 683 0492

July 9, 2012

V0-28959

Mr. Barry Waitt
Development Services
City of New Westminster
511 Royal Avenue
New Westminster, BC
V3L 1H9

Dear Mr. Waitt:
737 CARNARVON STREET
REZONING APPLICATION 00065, SDP00186
The following rationale outlines the land use changes proposed through the rezoning application
submitted for 737 Carnarvon Street. 737 Carnarvon Street was developed 35 years ago as a
19-storey mixed-use building with 15-storeys of residential surmounting a 4-storey
office/commercial podium. While there continues to be high demand for rental units in the
building, the above ground commercial space has a long history of vacancy. Some portions of
the commercial space have been vacant since the project’s completion in 1977. For the last
eight years the entirety of the above ground commercial space has remained vacant. This
rezoning seeks to convert this vacant commercial space into 34 new purpose-built rental
housing units. Commercial/office space at grade will be retained.

History
The project team initially made a rezoning inquiry to the City's Development Services
Department in September of 2010. This inquiry was generally received positively by the City
and a planning process outlined. Since the proposal required a conversion of vacant office
space to rental housing, a rezoning would be required. Based on this positive meeting, the
landowner closed on their purchase agreement and bought the site in October 2011. At this
time, we formally initiated the rezoning process, and a development report was brought forward
to Council. Subsequent to receiving this submission, a request was made by Council to review
the City’s policy on office-to-residential conversion. At this time, City Council contemplated the
importance of office space in the Downtown and the merits of a "quasi-moratorium" on office-toresidential conversion. As our rezoning proposal was the subject of that discussion, we wish to
provide further context on our rezoning application, namely:

1. The application complies with goals and objectives in the Official Community Plan;
2. The application supports goals and objectives of the Livable City Strategy;
3. There is a great public benefit in providing an increase in rental housing supply, particularly in
proximity to Skytrain.

IBI Group is a group of firms providing professional services
Partners in IBI / HB Architects are: Phillip H. Beinhaker, MAIBC, Martin G. B. Brückner, MAIBC, Ronald J. Eagleston, MAIBC,
Tony S. Gill, MAIBC, James M. Hancock, MAIBC, David M. Thom, MAIBC
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Rental Housing
As is the case with many municipalities, New Westminster lacks in long term dedicated rental
housing. This application will provide 34 purpose-built rental housing units - a net increase to the
existing affordable housing and rental housing stock in the City. The landowner will provide a
covenant on the site that will protect the 34 new rental units and 72 existing units in perpetuity.
The construction of 40% of these new housing units to meet enhanced accessibility
requirements will provide a significant resource to the downtown community. These units will
facilitate aging-in-place for tenants and provide accessible rental housing in close proximity to a
network of public transit.
As part of its affordable housing initiatives, the City should place emphasis on purpose-built
rental housing Downtown and near transit. 737 Carnarvon’s close proximity to Skytrain, bus
routes and Downtown amenities make it a desirable place to live. Since it is widely known that
the construction of new rental housing is prohibitively expensive, the conversion of existing,
underutilized office space to new rental housing is a good trade-off for the City and its overall
civic objectives. Council expressed concern that office space conversion to residential uses
could erode the City's employment land base and create a "bedroom community." It should be
noted that a truly "complete community" and a vibrant Downtown requires a balance of
residential and commercial inhabitants.

Our rezoning application is consistent with the policy goals of the New Westminster Downtown
Community Plan including:


7a. Provide a range of housing choices by tenure and type to meet the diverse needs of
current and future residents (DCP, p66).



7b. Facilitate the provision of housing that meets all affordability levels (DCP, p66).



7d. Ensure housing is attractive, safe and ‘livable’ (DCP, p66).

Further, this rezoning application supports objectives of the Livable City Strategy including:


10.1.1 Continue the development of a variety of high density, pedestrian oriented urban
commercial and residential centers.



10.6 Make New Westminster a welcoming, safe, inclusive community

As Built Limitations
While 737 Carnarvon is zoned for mixed use occupancy, as designed and built, it lacks the
organization and infrastructure to successfully and securely support both programs in the tower.
The building has a singular entrance lobby, shared elevators and shared amenities accessed
through the commercial floors (parking and garbage collection). Separation of commercial and
residential tenants cannot be achieved, creating security and access concerns for both tenant
groups. A mixed-use development designed today would provide separate entrance lobbies and
elevators for each of the commercial and residential occupants. The existing design of one
lobby and two residential size elevators cannot be changed for structural and layout reasons.
The building’s 34 year old elevator system does not have the capability for electronic or card
reader restrictions.
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From a residents standpoint the shared lobby creates significant security concerns. Once a
member of the public enters the building they may use the elevator to gain access to the parking
and residential floors. The shared elevators also fail to meet the needs of today’s office tenants.
They are too small and it is undesirable for business related traffic to mix with the residential
occupants (families, students, elderly, etc.). There is no ability to prevent business users or
patrons from riding the elevator with the residential tenants. Having residential access to
parking and garbage/recycling collection via a commercial floor is extremely undesirable to
commercial tenants. Office tenants do not want clients to see residential tenants carrying their
garbage to the garbage room or groceries from the parking lot to the elevators.

Security and Community Enhancement
Security is a major issue affecting residents of the building and has been for many years. The
new ownership is working to improve upon the situation. Better lighting has been installed at the
rear of the building to discourage drug use and/or congregating. Management will install security
cameras in the common areas and make security improvements to the existing parking. As part
of the Crime Prevention through Environmental Design (CPTED) plan improvements will be
made to the exterior of the building to eliminate or screen unnecessary covered areas and
alcoves.
The new owners have been in touch with relevant personnel at City Hall and the Police
Department and have signed on to the appropriate programs to help deal with the unwanted
drug issues, security problems and graffiti. If the building is rezoned to single use residential a
more comprehensive and single interest security plan and control system can be implemented to
effectively manage the building. Commercial and business access interests conflict with those
of residential security objectives. Open access to the parking or shared lobby and elevators is
not what residents want. Restricted control access systems (fobs/cards) only work when user
groups are separated from the start.

Commercial Vacancy
The present owners recently acquired the building and cannot provide specifics of past
management and leasing programs implemented to secure tenants for the commercial space.
The commercial space underwent renovations and upgrades eight years ago to make the space
more attractive to potential tenants. Discussions with ‘Columbia Street Corridor’ commercial
leasing agents confirm that agents were aware of the vacancies but unable to match the space
to tenants. Leasing agents identified the shared lobby and elevators as a major hindrance to
securing tenants. Rent and tenant inducements were not raised as primary issues.
Leasing agents estimate the office space vacancy rate in the Columbia Street Corridor to be
upwards of 30%. With an oversupply of vacant class B and C office space in the area, issues
like the shared lobby and elevators (which cannot be changed) deter potential tenants from
considering space in the Carnarvon. The continued development of new class A office in the
area will only make class B and C space less desirable. The nearby Merchant Square
development, slated for completion in 2013, will bring 130,000sf of class A office space to the
th
corner of Columbia and 8 . With new and properly designed mixed-use buildings being built in
the area, dysfunctional class C space such as that in 737 Carnarvon will continue to be
unattractive to professional and/or business operations.
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Mr. Barry Waitt – July 9, 2012

Summary
We feel that our rezoning application presents significant benefits to the City, the Downtown
community, and future rental tenants. Furthermore, the proposal is consistent with the City’s
Downtown Community Plan, Liveable City Strategy and affordable housing objectives. Although
the provision of office space is also consistent with city planning policy, there is greater public
benefit in providing this new purpose built rental housing in close proximity to public transit and
downtown amenities. The proposal would see all space in the building more fully used and
security for residential tenants greatly enhanced. The occupation of the site will provide an influx
of residents to the neighbourhood helping to build the population necessary to support a vibrant
mix of residential and commercial uses in the neighbourhood.
Thank you for your consideration of this application.
Yours truly,

Martin Brückner, MAIBC MRAIC CRP CP
Director
Encl.
Cc.

Victor Durman
Lisa Spitale, Director of Development Services
Gary Pooni, Brook Pooni Associates
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission
Jim Hurst,
Development Planner

From:
Subject:

Date: August 21, 2012
File:

REZ 0049
REZ 0063

Proposed Amendments to the New Westminster Official Community
Plan for the Development of 620 Salter Street and 702 Salter Street.

RECOMMENDATION
THAT this report be received for information

PURPOSE
Separate applications have been received to develop the sites addressed as 620 and 702
Salter Street. The current land use designation of the sites in the Official Community Plan
(OCP) is not entirely consistent with the Development Permit Area Designation for the
sites. The Development Services Department considers that this inconsistency should be
resolved as part of the process to consider these rezoning applications. The purpose of
this report is to provide information to the Advisory Planning Commission in their
consideration of this application.
PROPOSAL
The Development Services Department proposes to amend the Official Community Plan
Land Use designation of the sites from (RL) Residential Low Density and (RM)
Residential Medium Density to (RM) Residential Medium Density. The Official
Community Plan defines these two land use designations as:
(RL) Residential – Low Density: this area will contain low density residential
uses including single detached houses, houses with a secondary suite, duplexes,
detached townhouses, low density multifamily uses, churches and may contain
small scale local commercial uses such as home based businesses and corner
stores.
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(RM) Residential – Medium Density: this area will contain medium density
multi-family residential uses such as row houses, stacked townhouses, and low
rises. Depending on the provision of public amenities, a density bonus may be
provided in order to reach the upper limits of density in this area. The City will
consider issuing temporary commercial land use permits in this area provided that
the commercial use: is located on the Woodlands site; will operate at an intensity
of use suitable to the area; will operate on a temporary basis only; has
demonstrated plans to relocate or apply for a rezoning to allow the land use before
the permit expires; and, is compatible with other uses in the vicinity, uses allowed
in the area’s Official Community Plan designation, and uses allowed under the
Zoning Bylaw. In considering the compatibility of such applications, the City may
also consider the design, servicing access, screening, and landscaping to be
provided in connection with the temporary use.
The complete text of the Development Permit Areas and the associated maps are
provided in the Appendices of this report.
AREA MAP

702 Salter St

Doc#270341

620 Salter St
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DISCUSSION
The two sites identified both have inconsistencies between the land use designation and
the Development Permit Area Designation in the OCP. The site at 620 Salter Street has a
Land Use designation which is approximately 10% (RL) Residential Low Density and
90% (RM) Residential Medium Density. The site at 702 Salter Street is approximately
90% (RL) Residential Low Density and 10% (RM) Residential Medium Density. Both
sites are 100% within the boundaries of Residential Development Permit Area #9, East
Queensborough (Queensborough #4).
Staff notes that the land use designation map of the current Queensborough OCP is in a
cartoon form rather than parcel based. As such, it is difficult to ascertain the exact land
use designation of parcels, particularly those at the intersection of two land use
designation “bubbles”. On the other hand, the Development Permit Area designation
maps are more specific, and clearly indicate that multiple family development guidelines
apply to the entire site. The current practice with Official Community Plan land use
designations is to use a parcel based approach in order to clarify the meaning of the land
use designation. The new Queensborough Community Plan will provide parcel based
land use designations.
The purpose statement in the City of New Westminster Official Community Plan for
Development Permit Area #9 East Queensborough is as follows:
The East Queensborough area, identified as Development Permit Area #9 [see
Map D2] and as Development Permit Area #4 in the Queensborough Official
Community Plan, is designated to accommodate a range of multi-family dwelling
types. This Development Permit Area protects development from hazardous
conditions arising from the floodplain and establishes objectives and guidelines for
the form and character of multi-family development.
The purpose statement in the Queensborough Official Community Plan for Development
Permit Area # 4 is as follows:
The area identified in as Development Permit Area No. 4 on Map 6 is designated
to be a residential mixed density area, to accommodate a range of multiple family
residential dwellings. This area is designated in order to protect development from
hazardous conditions and to establish objectives and provisions of guidelines for
the form and character of multiple family developments.
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The (RM) Residential - Medium Density designation refers directly to medium density
multi-family residential uses such as row houses, stacked townhouses, and low rises as
being permitted land uses. The (RL) Residential - Low Density designation refers to low
density residential uses including single detached houses, houses with a secondary suite,
duplexes, detached townhouses, low density multifamily uses.
The townhouse developments proposed for both sites have low densities. The
development at 620 Salter Street has 54 units on a site which is 2.2 acres for a density of
24 units per acre and a Floor Space Ratio of 0.73. The project at 702 Salter Street has 65
units on a site that is 2.58 acres for a density of 25 units per acre and a Floor Space Ratio
of 0.72. For comparison purposes, the houses with suites identified in the Low Density
designation would typically have 7 – 9 primary units per acre. With suites those houses
would have a density of 14 – 18 units per acre and a Floor Space Ratio of 0.55 to 0.63.
The Low Rise Apartment development identified in the Medium Density Designation
would have a density up to 70 units per acre with a floor space ratio that could reach 2.0.
The intent of the Queensborough Official Community Plan was to see this area developed
with multifamily housing. The community is currently considering the future of the
Queensborough Community Plan. All of the land use proposals reviewed by the
Community and Council have shown these properties designated for residential
development at Medium Density.
PROPOSED TIMELINE FOR THE PROCESSING OF THIS APPLICATION
The following schedule has been developed to bring this application forward for Council
consideration:
1. May 14, 2012 - Report to Council - Process for the consideration of the
application to amend the Official Community Plan Land Use Designation for 620
and 702 Salter Street. - Done
2. May 21, 2012 – Letters out to residents within 650 feet of the sites and to agencies
identified for consultation. Advertisement placed in local newspaper advising of
application and establishing a July 6, 2012 as the deadline for submissions in reply
to the City’s Section 879 process notifications. - Done
3. June 19 2012 – Queensborough Residents’ Association meeting. The City Open
House could be held immediately before the Residents’ Association meeting. No
June meeting is scheduled. Deferred to September
4. June 19, 2012 – Information presentation to the Advisory Planning Commission
(APC). No notices are sent out for this meeting and public delegations are not
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usually received by the APC for information submissions. The meeting is open to
the public.
5. June 21, 2012 or June 26, 2012 – Alternate Dates for City Open House
6. July 6, 2012 Deadline for submissions in response to the City’s Section 979
process notification.
7. August 21 – Formal consideration by the APC of the Official Community Plan
Amendment for 620 and 702 Salter Street and the rezoning of 702 Salter Street
sites. A sign is posted on the properties no later than July 30, 2012. Notices are
sent out for this meeting. A public delegation period is provided.
8. October 15, 2012 – Council in Committee of the Whole - Receipt by Council of:
A report from the Development Services Department on the response to the
LGA Section 879 process.
The Development Services Department report on the proposed Official
Community Plan Amendment for 620 and 702 Salter Street and The
Development Services Department reports on the proposed rezoning of 702
Salter Street.
The Advisory Planning Commission report on the proposed Official
Community Plan amendment for 620 and 702 Salter Street and the
Advisory Planning Commission reports on the proposed rezoning of the
702 Salter Street sites.
The Official Community Plan Land Use Designation Amendment Bylaw.
The Zoning Amendment Bylaw for 702 Salter Street
9. October 15, 2012 – Regular Council Evening Meeting - Consideration of First and
Second Reading of the Official Community Amendment Bylaw for 620 and 702
Salter Street and the Zoning Amendment Bylaw for 702 Salter Street.
10. November 17, 2012 – If resolved by Council, a Public Hearing for Official
Community Plan Amendment Bylaw for 620 and 702 Salter Street and the Zoning
Amendment Bylaw for 702 Salter Street. The Public Hearing requires that notices
are mailed and an advertisement is placed in the newspaper.
CONCLUSION
The City of New Westminster proposes to consider changes to the Official Community
Plan Land Use designation of 620 and 702 Salter Street in order to provide clarity and
Doc#270341
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consistency between the land use designation and the Development Permit Area
designation of the sites. The proposal would see the designation changes from (RL) –
Residential – Low Density and (RM) Residential – Medium Density to (RM) Residential
– Medium Density.

James Hurst,
Development Planner
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APPENDIX #1
Development Permit Area Designation
New Westminster Official Community Plan
Residential Development Permit Area
#9 East Queensborough
#9 East Queensborough (Queensborough #4)
The East Queensborough area, identified as Development Permit Area #9 [see Map D2]
and as Development Permit Area #4 in the Queensborough Official Community Plan, is
designated to accommodate a range of multi-family dwelling types. This Development
Permit Area protects development from hazardous conditions arising from the floodplain
and establishes objectives and guidelines for the form and character of multi-family
development.
[Discussion of this area is also contained in the Queensborough Official Community
Plan.]
Objectives
The objectives of this designation are:
• Secure public access to the waterfront and other amenities.
• Preserve or enhance elements of the natural environment in juxtaposition to
development.
• Implement a unifying architectural approach that continues the established character
of Queensborough as a riverfront village community.
• Small commercial uses to serve the neighbourhood may be considered along Ewen
Avenue. Home based businesses facing the street along Ewen Avenue are encouraged.
Guidelines
Development permits issued in this area shall be in accordance with the guidelines
indicated in the Queensborough Official Community Plan.
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APPENDIX #2
Development Permit Area Designation
Queensborough Official Community Plan
Development Permit Area # 4

Doc#270341
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Development Permit Area #4
The area identified in as Development Permit Area No. 4 on Map 6 is designated
to be a residential mixed density area, to accommodate a range of multiple family
residential dwellings. This area is designated in order to protect development from
hazardous conditions and to establish objectives and provisions of guidelines for
the form and character of multiple family development.
For discussion of the multiple family development refer to the section on housing.
The objectives of this designation are:
i)
ii)
iii)
iv)

to establish a theme for the area;
to establish a fully serviced level of quality;
to secure public access to the waterfront and other amenities; and
to preserve and enhance elements of the natural environment in
juxtaposition to development.

Development permits shall be required to incorporate the above noted elements
into the drawing.
Development permits issued in this are shall be in accordance with the following
guidelines:
a)
b)

c)
d)
e)
f)
g)
h)
i)

Doc # 312197

the scale and massing of buildings should relate to each other by
following an approved maritime or riverfront village theme.
the shape and exterior finishes of buildings should be sufficiently
varied to avoid a monotonous appearance when the development is
viewed as a whole. Natural materials (e.g., wood shingles, wood
siding, wood windows) are encouraged.
the shape, slope and finish of the roofs should be such that when
viewed from above they appear clean and attractive, and can retain
this quality over time.
the development should have a sense of unit, but should not be made
monotonous thought repetition of building form.
exterior lighting and signs should be unobtrusive, in scale with their
surroundings and be used to unify the development.
Technical approaches to noise abatement shall be employed in
building construction in the area.
all parking should be beneath or behind buildings and well
concealed from public view.
all sites shall be well landscaped.
all commercial areas shall have ornamental sidewalks and street
trees.
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-10where a development is adjacent to a body of water, the natural
water course is to be enhanced.
Landscaped be placed adjacent to major highways to form visual
and acoustic barriers
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APPENDIX #3

EXCERPTS FROM THE OFFICIAL COMMUNITY PLAN
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date: August 21, 2012

From:

Jim Hurst, Development Planner

File:

Subject:

Proposed Rezoning of 702 Salter Street

REZ00063

RECOMMENDATION
THAT this report be received for Information.
PURPOSE
An application has been received to rezone the property at 702 Salter Street to allow a 65
unit residential development consisting of 63 townhouse units and two residential units in
existing house. The house would be retained as part of a Heritage Revitalization
Agreement. The purpose of this report is to provide information to the Members of the
Advisory Planning Commission on this rezoning application.
BACKGROUND
Owner:

New Metro Holdings Ltd
2125 Burquitlam Drive, Vancouver B.C.

Architect:

Patrick Cotter Architect Inc.
#235, 11300 Number Five Road, Richmond B.C.

Existing Zoning:

Queensborough Neighbourhood Residential
Dwelling Districts (RQ-1)

Proposed Zoning:

Queensborough Townhouse Districts (RT-3)

Existing Official Community Plan
Land Use Designation:

(RL) Residential – Low Density and
(RM) Residential – Medium Density
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Proposed Official Community Plan
Land Use Designation:

(RM) Residential – Medium Density

Official Community Plan
Development Permit Area
Designation:

#9 East Queensborough (Queensborough #4)

Site Characteristics:

Frontage: 313.5 feet (95.6 metres)
Depth:
251.4 feet (76.6 metres)
Site Area: 3.0 acres (1.2 hectares)

AREA MAP

CONTEXT
The subject site is zoned Queensborough Neighbourhood Residential Dwelling Districts
(RQ-1). The site is one lot, and was until recently utilized for arboriculture (tree farm).
The site is occupied by a house constructed in 1912. The house is not listed in the
heritage registry. The Statement of Significance prepared for the house is attached to this
report as Appendix #2.
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To the east of the site is a vacant 2.0 acre property addressed as 620 Salter Street. A
rezoning application is currently under consideration to develop 54 townhouse units.
To the east of 620 Salter Street, addressed as 160 Pembina Street is a 51 unit townhouse
development zoned Multiple Dwelling Districts (Low Rise) (RM-2A) developed in 2007.
It has a density of 20.4 units per acre (49.7 units per hectare), a floor space ratio of 0.64
and a site coverage of 31%.
To the south of the subject site, is a 1.56 acre site addressed as 42 South Dyke Road.
Council recently approved a development on that site with 36 units. That development
has a density of 23 units per acre (56.8 units per hectare), a floor space ratio of 0.77 and a
site coverage of 35%.
To the north of the subject site are single detached properties zoned Queensborough
Neighbourhood Residential Dwelling Districts (RQ-1) with site areas averaging 6,513
square feet (1,985 square metres) with one lot at 13,065 square feet (3,982 square
metres). Each lot has one house and the majority were built between 1970 and 1990 with
one home being built in 1911. These properties are designated (RL) Residential – Low
Density.
Wood Street is not developed on the east side of the subject site. City staff and the
community have identified Wood Street as an important north/south connection in the
community. In the current review of the Queensborough Community Plan Wood Street
has been identified as an important link between the South Dyke Road portion of the
perimeter trail and the existing trail on the North Arm of the Fraser River.
PROPOSAL
The applicant proposes to build a development with 63 townhouse units and 2 units in the
existing house. As part of this proposal the applicant would dedicate property for road
widening on Salter Street and Wood Street. The dedication reduces the lot size from
130,480 square feet (12,128 square meters) to 112,199 square feet (10,423 square
meters). This development would purchase 3,545.5 square feet from the development site
at 42 South Dyke Road to give a final site size of 115,743 square feet (10,423 square
meters).
After the dedications the project would have a density of 23 units per acre, a floor space
ratio of 0.72 and a site coverage of 30%. There are 53 three bedroom units with unit sizes
of 1,389 – 1,501 square feet (129 – 139 square metres). There are 10 two bedroom units
at 950 square feet (88 square metres). Four of the units would have tandem parking
spaces.
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The existing 1912 house would be retained and become part of the development. The
building would be used for two residential units. The units are one bedroom, 894 square
feet (83 square meters). One of the units is located at grade within the flood plain. The
Heritage Revitalization Agreement would control the design of the building and provide
an exemption from the flood plain requirements for the one unit located at grade.
This proposal is comparable to other multi-family residential projects in Queensborough,
both constructed since 2005 and projects under consideration by council to date (see
Appendix #3).
OFFICIAL COMMUNITY PLAN CONSIDERATIONS
In the Official Community Plan the site is designated for Residential Development at
Medium Density. The Plan describes this designation as:
(RM) Residential – Medium Density: this area will contain medium
density multi-family residential uses such as row houses, stacked
townhouses, and low rises. Depending on the provision of public amenities,
a density bonus may be provided in order to reach the upper limits of
density in this area.
The proposed site is in the #11 East Queensborough (Queensborough #4) Development
Permit Area. The intent of the Development Permit Area designation is:
#11 East Queensborough (Queensborough #4)
The East Queensborough area, identified as Development Permit Area #11
and as Development Permit Area #4 in the Queensborough Official
Community Plan, is designated to accommodate a range of multi-family
dwelling types. This Development Permit Area protects development from
hazardous conditions arising from the floodplain and establishes objectives
and guidelines for the form and character of multi-family development.
The full Development Permit Area Designation is attached to this report as Appendix#1.
HERITAGE CONSIDERATIONS
The Statement of Significance identifies the building at 702 Salter Street as the Hansen
House constructed in 1912. The local neighbourhood would identify the house as the
Emery House due to the long time resident of the house Paul Emery. The applicant
proposes to retain the building and put two residential units in the building. A Heritage
Revitalization Agreement would control the design of the building and give an exemption
for the lower unit to be located within the flood plain. No density or land use would be
involved in the Heritage Revitalization Agreement and therefore the HRA would not
form part of the zoning of the site.
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EXISTING DEVELOPMENT POTENTIAL
The site is zoned Queensborough Neighbourhood Residential Dwelling Districts (RQ-1).
That zone has a minimum lot size of 4,000 square feet. After the dedication for Salter
Street and Wood Street the site size is 112,199 square feet (10,423 square meters).
Additional dedication would be required in order to develop single detached dwellings
leaving the potential for 22 to 25 houses with secondary suites.
DISCUSSION
The Queensborough Community Plan is currently under review. When rezoning
applications are received during this review process, direction is then needed from City
Council regarding the timing of the consideration of these applications.
The current designation of the property at 702 Salter Street is (RM) Residential –
Medium Density. This designation would allow a medium density residential
development. During the current plan review process, this designation has not been
questioned or raised as a concern by the public, staff or Council.
An information report was presented to Council seeking direction on the processing of
this application while the Community Plan process was underway. Council directed Staff
to proceed with the typical review process, and to bring the application forward for
Council consideration when the technical and Committee review process was complete.
DEVELOPMENT PROCESS
The next steps in the development review process are outlined below:
1. The application is circulated for review to all City Departments. Done
2. A statement of significance will be prepared for the 1912 house. Done
3. The applicant will attend a future Queensborough Residents Association meeting
to discuss this concept. Attended QRA Meeting in September.
4. The site development and architectural design of the project will be reviewed by
the New Westminster Design Panel. – Information presentation Oct 25.
5. Review of Statement of Significance by the Heritage Advisory Commission.
Attended February meeting
6. The application will be considered by the Advisory Planning Commission.
Information Presentation March 20
Formal Consideration August 21
7. Queensborough Residents Association Meeting - September
8. Council consideration – Receipt of Planning Report, Advisory Planning
Commission Report and Zoning Amendment Bylaw – October
9. Public Hearing – November
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CONCLUSION
An application has been received to rezone the property at 702 Salter Street to allow a 65
unit residential development consisting of 63 townhouse units and two residential units in
existing house. The purpose of this report is to provide preliminary information to the
Advisory Planning Commission on this rezoning and Heritage Revitalization Application.

James Hurst
Development Planner
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New Westminster Official Community Plan Bylaw 6476, 1998
Page 153
#11 East Queensborough
The East Queensborough area, identified as Development Permit Area #11
and as Development Permit Area #4 in the Queensborough Official
Community Plan, is designated to accommodate a range of multi-family
dwelling types. This Development Permit Area protects development from
hazardous conditions arising from the floodplain and establishes objectives
and guidelines for the form and character of multi-family development.
Objectives
The objectives of this designation are:
• Secure public access to the waterfront and other amenities
• Preserve or enhance elements of the natural environment in
juxtaposition to development
• Implement a unifying architectural approach that continues the
established character of Queensborough as a riverfront village
community
• Small commercial uses to serve the neighbourhood may be
considered along Ewen Avenue. Home Based Businesses facing the
street along Ewen Avenue are encouraged
Guidelines
Development permits issued in this area shall be in accordance with the
guidelines indicated in the Queensborough Official Community Plan.
Queensborough Official Community Plan
Page 133

Development Permit Area #4
The are identified in as Development Permit Area No. 4 on Map 6 is designated to
be a residential mixed density area, to accommodate a range of multiple family
residential dwellings. This area is designated in order to protect development from
hazardous conditions and to establish objectives and provisions of guidelines for
the form and character of multiple family development.
For discussion of the multiple family development refer to the section on housing.
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The objectives of this designation are:
i)
ii)
iii)
iv)

to establish a theme for the area;
to establish a fully serviced level of quality;
to secure public access to the waterfront and other amenities; and
to preserve and enhance elements of the natural environment in
juxtaposition to development.

Development permits shall be required to incorporate the above noted elements
into the drawing.
Development permits issued in this are shall be in accordance with the following
guidelines:
a)
b)

c)
d)
e)
f)
g)
h)
i)
j)
k)

the scale and massing of buildings should relate to each other by
following an approved maritime or riverfront village theme.
the shape and exterior finishes of buildings should be sufficiently
varied to avoid a monotonous appearance when the development is
viewed as a whole. Natural materials (e.g., wood shingles, wood
siding, wood windows) are encouraged.
the shape, slope and finish of the roofs should be such that when
viewed from above they appear clean and attractive, and can retain
this quality over time.
the development should have a sense of unit, but should not be made
monotonous thought repetition of building form.
exterior lighting and signs should be unobtrusive, in scale with their
surroundings and be used to unify the development.
Technical approaches to noise abatement shall be employed in
building construction in the area.
all parking should be beneath of behind buildings and well
concealed from public view.
all sites shall be well landscaped.
all commercial areas shall have ornamental sidewalks and street
trees.
where a development is adjacent to a body of water, the natural
water course is to be enhanced.
landscaped be placed adjacent to major highways to form visual and
acoustic barriers.
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Statement of Significance:
702 Salter Street
New Westminster, BC
“Hansen Residence”
Date of Construction: 1912
Description of the Historic Place
The Hansen Residence is a one and one-half storey, wood-frame house located at 702
Salter Street in the Queensborough neighbourhood of New Westminster. It sits forward
on a lot that is flat and being used as a tree farm. It is part of a residential zone and
currently sits adjacent to an empty lot. The Edwardian-era vernacular house features
horizontal wood siding, a front-gabled roof and a projected front-gable entryway.

Heritage Value
The Hansen Residence, built in 1912, is valued for its connection with the early
development of the Queensborough neighbourhood of New Westminster. This area is
important for its unique identity that is partly due to its isolated location, its geography
and its culturally diverse population.
The house is a typical, but now rare, example of the development that was common in
Queensborough in the years prior to the outbreak of World War One. Peter J. Hansen
(1849-1932), a farmer who emigrated from Norway, owned the house upon its
completion in 1912. The property operated as a dairy farm for approximately 50 years.
The connection of this house to a Norwegian family is valued for its representation of
the large number of people who emigrated to Queensborough from various European
countries. Louise Hansen, Peter’s wife, sold the house in 1937, five years after the
death of her husband.
The Hansen Residence is also valued for its connection to the Emery family, who owned
the property from 1955 until 2011. Well-known in the community, the property
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became known as “Paul Emery’s Tree Farm” and held a nearly 3 acre (1 hectare)
collection of Birch trees. This property is often cited by neighbourhood residents as an
important site for both cultural and historic reasons.
The house is also significant for its modest vernacular architecture and construction,
notably its projecting front-gabled entryway, triangular brackets and pointed
bargeboards. Likely incorporating materials produced in the local sawmills, the Hansen
Residence illustrates the industriousness of local residents during the early development
of both Queensborough and New Westminster.
At some point in time, the house, which is in relatively good condition, was raised as a
way to deal with the constant threat of flooding. Most of the houses in Queensborough
that were originally built at grade have been raised up for this reason, thus this house
represents the neighbourhood response to living on a flood plain within reach of the
Fraser River.

Character-defining Elements
The key elements that define the heritage character of the Dowling Residence include
its:
− Location on Salter Street, as part of the Queensborough neighbourhood of New
Westminster;
− Continuous residential use for nearly a century;
− Residential form, scale and massing as expressed by its rectangular shape and
one and one-half storey height;
− Vernacular features including: front-gabled roof with projecting front-gabled
entryway, triangular brackets, pointed bargeboards and horizontal wood siding;
− Variety of wooden-sash and frame windows; and
− Internal brick chimney.

Revised January 24, 2012
Based on Statement of Significance by Donald Luxton & Associates Inc, October 2011.
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-12Number
Units
of units Per Acre

Current Townhouse
Applications
620 Salter St.
This Application
702 Salter St.
Pending Townhouse
Applications
30 South Dyke
Road
34 South Dyke
Road
36 South Dyke
Road
Approved
Townhouse Projects

Floor Space
Ratio

Average
Unit Size

Status

1327 sq.
ft.
1372 sq.
ft.

Current
Application
Current
Application

54

24

0.73

65

25

0.72

8

Rezoning pending

18

Rezoning pending

18

Rezoning pending

42 South Dyke Rd.

36

23

0.77

1100 Block Ewen

61

30

0.86

Windsor Mews
1010 Ewen
Coopers Landing
935 Ewen
Eagle Estates
150 Pembina
Alexander Walk
1211 Ewen
303 – 307 Jardine
Street

68

29

0.91

154

26

0.82

51

20

0.65

36

24

0.72

8

28

0.84

33

23

0.78

Approved Mixed
Use Projects
1130 Ewen

1450 sq.
ft.
1250 sq.
ft.
1360 sq.
ft.
1370 sq.
ft.
1415 sq.
ft.
1320 sq.
ft.
1300 sq.
ft.

1400 sq.
ft.

Approved 2011
Constructed 2011
Constructed 2005
Constructed 2005
Constructed 2007
Constructed 2007
Approved 2008

Under construction
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