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ADVISORY PLANNING COMMISSION
Tuesday, September 18, 2012 6:15 p.m.
Committee Room No. 2

MINUTES
VOTING MEMBERS PRESENT:
Ken Williams
Andrei Filip
Brian Shigetomi
Peter Hall
Mark Vance
Margaret Ross
Maryam Salmani

- Chair
- Community Member
- Community Member
- Community Member
- Community Member
- Community Member
- Community Member (joined meeting at 6:36pm)

VOTING MEMBER REGRETS:
Peter Goodwin
- Community Member
Helen Bodner
- Community Member
STAFF:
Barry Waitt
Julia Dykstra

- Senior Planner
- Planning Clerk

The meeting was called to order at 6:32 p.m.
1.0

ADDITIONS TO AGENDA

Procedural Note: Maryam Salmani joined the meeting at 6:36pm.
There were no additions to the Agenda.
2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of August 21, 2012
MOVED and SECONDED
THAT the minutes of the Advisory Planning Commission meeting held on August
18, 2012 be received and adopted with the following amendments:
Remove Barry Waitt, Senior Planner from those present, and add Michael
Watson, planning technician;
CARRIED.
All members of the Commission present voted in favour of the motion.

September 18, 2012
Doc #324403
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3.0

INFORMATION PRESENTATIONS

There were no information presentations.
4.0

REZONING

4.1

26 East Royal Avenue

REZ00065

An application has been received to rezone the property addressed as 26 East Royal
Avenue from Multiple Dwelling Districts (Medium Rise) (RM-5A) to Comprehensive
Development Districts (26 East Royal Avenue) (CD-40) in order for the rezoning to be
consistent with new design guidelines for this site. (Consultant: Stantec Consulting;
Owner: City of New Westminster)
Notification was sent to:
-the surrounding neighbourhood within 100 metres (407 notices);
-All Residents’ Associations;
-the Board of School Trustees; and
-Superintendent of Schools.
No correspondence was received for this application.
Barry Wait, Senior Planner reviewed the application. He reviewed the history at Parcel E
Victoria Hill including the recreation centre that was demolished in 2008 due to safety
concerns. He explained that the Woodlands Design Guidelines were adopted in 2002 and
were based on the retention of that recreation centre and therefore those design guidelines
are no longer relevant. Parcel E is owned by the City. A consultant was engaged by the
city to review new Design Guidelines for the site. Staff directed the consultant to work
with three principles: first to maintain the residential feel of the neighbourhood but include
small scale local commercial; second, create pedestrian linkage from the Centre Park
through the site to the Grand Lawn; and third, minimize impact on views. Barry Waitt
asked the Committee for comments related to the proposed zoning and the proposed
Design Guidelines.
Roman Czemerys of Stantec presented a number of PowerPoint slides explaining the
rationale for the proposed Design Guidelines.
Questions from the Commission: (Response in italics)
Is there existing local commercial at Victoria Hill? Yes.
What is the population of existing Victoria Hill? Currently 1,200 units with another
400 to 500 being built or proposed by the developer.
Is there significant interest for this local retail/ commercial to be viable? This has been
well discussed and council expressed similar concerns and to solve this, staff came up
with concept of timeline after which the commercial space can become residential.
Staff, this is the last area with commercial potential, and this could give residents
more options for local commercial shopping.
September 18, 2012
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The site seems to have vehicle access priority, what about better options for transit?
Engineering has approached Translink as staff understand that buses servicing
Victoria Hill are already full. Staff has currently not received a positive answer from
Translink but recognize there is a need for better transit services.
How will cycling connectivity be maintained?
Is the proposed building at East Royal six storeys? Yes, the building mass steps down
with slope existing.
In terms of the proposed zoning bylaw, does it communicate the 6 storeys at East
Royal, and step down? There is a delicate balance between too much regulation, or
not enough. Trying to create the “box” of build out with a few variations in smaller
details (setbacks etc). The Design Guides proposed today should be fresh in
everyone’s mind when an application is received.
The 17 metre wide mews seems small for access to a grand lawn at the front of the
site, could it be made wider? When the consultant first brought the proposed design to
staff, they were directed to increase the original proposed width from 11 metres.
Why is there existing commercial space in the neighbourhood empty? The space on an
adjacent site (one of two) is empty perhaps because of visibility, configuration of the
space and parking accessibility, but the other space is a successful sushi restaurant.
Is it practical to anticipate that stores will survive? Stantec hired a consultant, who did
a market analysis to review the location and he determined that it could support 3,000
sq. ft. of commercial.
Can the proposed commercial be serviced properly? If it’s very successful, what are
the impacts to residents there? The market analysis consultant suggested this amount,
might not meet needs of residents in terms of big retail, but can service as a local
commercial node.
If the neighbourhood is missing the daytime activity to support local retail, why can’t
the proposal include an office component along with the residential and commercial
space? Staff welcomes suggestions from the Panel regarding the allowed uses in the
proposed zone.
Is the massing fixed in stone? Perhaps after the site is sold and there is an application
there would be a different configuration but would have stepped buildings, and more
open spaces.
In terms of the building massing, perhaps there should be a cap of the FSR but
manipulate building to reflect view? The way the bylaw is written would allow for that
to be addressed.
Is the way the proposed zone is written, is the commercial space required? Yes
The Chair called for comments or questions from others present in the room.
Kathy, a resident of the Victoria Hill neighbourhood, articulated that commercial space is
a hot topic for the residents on in this neighbourhood. She supports the proposed local
commercial on this site. She explained that residents expected retail space on the site from
the original guidelines, and this is the last parcel for that space to be successful.
Shelly, a resident at the neighbouring development of Jamison Court, suggested that the
commercial space could be more successful with professional/ business offices.
September 18, 2012
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Comments from the Commission:
Suggestion to move closer to the street and have a zero lot line to East Royal Avenue,
otherwise the commercial may not be successful.
All of the development seems to be focused on travel by vehicles; perhaps more transit
should be explored by staff.
Missing from the connections is the Central Greenway which connects cyclists to the
area. This connection is important north south corridor linking McBride Blvd.
Perhaps if the proposed commercial space was facing outside towards East Royal
Avenue instead of the inside corner, the retail would be more successful.
Consider reducing the setback at the proposed retail level
Suggest extending retail street from one end to the other along East Royal Avenue
Any live/work or commercial office space would be more successful instead of
residential units facing the interior of the mews.
The commercial space has not been successful, so any commercial should be set up for
success.
The consultant’s advice says it could be viable, so the panel should support that
expertise, with the option for conversion to residential should the retail space not be
viable.
MOVED and SECONDED
THAT the height shown in the design guidelines presented for Parcel E, Victoria
Hill, be supported, subject to:
Further study of neighbourhood view impacts,
Keeping in mind the existing three and four storey streetscapes,
Further consideration being given to different massing as it relates to the
quality of the public spaces,
AND THAT the siting and orientation of the proposed commercial space should
relate more strongly to the existing commercial area and plaza.
CARRIED
Six members of the Commission present voted in favour of the motion. Two
members voted against the motion.
5.0

NEW BUSINESS

6.0

REPORTS AND INFORMATION

6.1

Master Transportation Plan Advisory Committee Update – Ken Williams
There is no update for this item as the MTPAC has not met recently, the next
meeting is October 2, 2012.

September 18, 2012
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7.0

CORRESPONDENCE

8.0

NEXT MEETING

8.1

October 16, 2012 (in Committee Room No. 2)
Ken Williams will not be attending the next meeting.
MOVED and SECONDED
THAT Peter Goodwin would chair the next meeting scheduled for October 16th,
2012.
CARRIED.
All members present voted in favour of the motion.

9.0

ADJOURNMENT
ON MOTION, the meeting adjourned at 7:39p.m.

Ken Williams
Chair

September 18, 2012
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date: October 16, 2012

From:

Jim Hurst,
Development Planner

File:

Subject:

Proposed Rezoning of 260 Twelfth Street, Calvary Worship Centre –
Preliminary Report

REZ00066

RECOMMENDATION
THAT this report be received for information.

PURPOSE
An application has been received to rezone the property at 260 Twelfth Street from Light
Industrial Districts (M-1) to Public and Institutional Districts (Medium Rise) (P-2). The
purpose of this report is to provide information to the Advisory Planning Commission on
this rezoning application.
BACKGROUND
Owner:

Calvary Worship Centre
260 Twelfth Street,
New Westminster, BC

Architect:

Derek Crawford Architect Inc.
#2203 - 115 Fulford-Ganges Rd,
Salt Spring Island, BC

Existing Zoning:

Light Industrial Districts (M-1)

Proposed Zoning:

Public and Institutional Districts (Medium Rise)
(P-2)

Official Community Plan Land Use
Designation:

(RLT) Residential – Lower Twelfth Street

Doc # 329336
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City of New Westminster
October 16, 2012

-2-

Official Community Plan
Development Permit Area
Designation:

Comprehensive Development District – Lower
Twelfth Street: Key West Character Area

Site Characteristics:

Frontage: 150.2 feet (45.8 metres)
Depth: 250.2 feet (76.3 metres)
Site Area: 37,591 sq feet (3,492.3 sq metres)

AREA MAP

SUBJECT
SITE

PROPOSAL
The applicant proposes to build at 32,850 sq foot (3,051.8 sq metres) facility on the
37,591 sq foot (3,492.3 sq metres) site. The sanctuary of the church can accommodate
850 people on the main floor and 300 people in the balcony. A 4,270 square foot (396.9
square metres) community hall/gymnasium is located adjacent to the main floor
sanctuary. The building would include an entrance foyer and coffee shop, church offices,
a 1,600 square foot (148.7 square metres) children’s worship area that could

9
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-3-

accommodate up to 195 seats and a number of small meeting rooms and classrooms.
There are 98 parking spaces under the building. The City will request a dedication of 15
feet on the southerly property line for a future roadway. The current property size is
37,591 sq feet (3,492.3 sq metres). After the dedication the property size will be 35,327
square feet (3,283.7 square metres). After the dedication the proposed building would
have floor space ratio of 0.93 and a site coverage of 62.7%.
The building provides a 12 ft (3.6 m) setback from the property line at Third Avenue and
a 10 ft (3.04 m) setback from the Twelfth Street property line. The rear setback is 43.08 ft
(13.1 m) to the current rear property line. This setback will become 28 feet after the
dedication. The setback to the west property line is 8.0 ft (2.4 m). The proposed height of
the building is 37.6 ft (11.5 m) with the spire proposed at 60 ft (18.3 m) in high.
CONTEXT
The subject site is zoned Light Industrial Districts (M-1). The site is one lot and is
currently being utilized as a place of worship; Twelfth Street borders the east of the site
and Third Avenue borders the north of the site. There is one building presently on the site
built in 1953 as an office building, and renovated in 1984 to accommodate a Hall.
To the east of the subject site is the Gas Works site, zoned Light Industrial Districts
(M-1). This site is designated Comprehensive Development District – Lower Twelfth
Street: Gas Works Character Area in the Official Community Plan.
To the south and west of the subject site are two parcels of land which border Stewardson
Way. These parcels are zoned Light Industrial Districts (M-1) and are currently being
used as a car dealership and storage of vehicles. These parcels are designated
Comprehensive Development District – Lower Twelfth Street: Key West Character Area
in the Official Community Plan.
To the north of the subject site is Third Avenue and one large parcel zoned Light
Industrial Districts (M-1) and are currently being used as a car dealership and storage of
vehicles. This parcel is designated Comprehensive Development District – Lower
Twelfth Street: Key West Character Area in the Official Community Plan.
OFFICIAL COMMUNITY PLAN CONSIDERATIONS
In the Official Community Plan the site is designated for Comprehensive Development
District – Lower Twelfth Street: Key West Character Area. The Plan describes this
designation as:
(RLT) Residential – Lower Twelfth Street: this area will
contain low and medium density multifamily residential units
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such as townhouses, stacked townhouses, low rise and high
rise buildings. 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. This area will also
contain community amenities such as churches, child care, or
community space. Small scale local commercial uses such as
home based businesses or live/work studios may be
permitted.
The Lower Twelfth Street Area Plan identifies this area as:
Key West: medium to high residential density with some
street commercial in the lower portion; (9.2 acres; 1.5 FSR +
1 bonus, and height range 4 stories along street with stepped
back point towers ranging up to 18 to 24 stories)
The proposed site is in the #1 Lower Twelfth Street Development Permit Area. The intent
of this Development Permit Area is:
#1 Lower Twelfth Street Development Permit Area
The Lower Twelfth Street area, identified as Development
Permit Area #1 [see Map D3] is designated for a combination
of service commercial and residential uses. The Lower
Twelfth Street Development Permit Area is intended to
encourage a mix of land uses. The existing industrial and
service commercial land uses will be encouraged and will be
compatible with proposed residential and commercial land
uses also intended for the area.
The proposed use for the site is institutional and therefore would not be required to
obtain a Development Permit for the proposed building.
The Lower Twelfth Street Neighbourhood Plan can be viewed on the City of New
Westminster web site at:
http://www.newwestcity.ca/database/rte/Lower%2012th%20St%20Plan.pdf
NEXT STEPS
The next steps in the development review process are outlined below:
1. Information Memo to council - February 13, 2012.
2. The application is circulated for review to all City Departments. Done
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3. The applicant will attend a future Brow of the Hill Residents Association meeting
to discuss this concept and will hold a public meeting.
4. The site development and architectural design of the project will be reviewed by
the New Westminster Design Panel. October 23
5. The rezoning application rezoning application is presented to the Advisory
Planning Commission for information. October 16
6. The rezoning sign is posted on the site, notification is sent to surrounding
property owners and the application is considered by the Advisory Planning
Commission.
7. The application would be brought forward for consideration by Council.
CONCLUSION
An application has been received to rezone the property at 260 Twelfth Street from Light
Industrial Districts (M-1) to Public and Institutional Districts (Medium Rise) (P-2) in
order to allow the development of a place of worship. The purpose of this report is to
provide information to the Advisory Planning Commission on this rezoning application.

Jim Hurst,
Development Planner
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SUSTAINABILITY
REPORT CARD
Planning Division

PROJECT TYPE: INSTITUTIONAL

June 2011

Date: _______________________________________________________
24th April 2012

Categories

260 - 12th Street, New Westminster
Project Address:_______________________________________________
Rezoning or
Development Permit Number: ___________________________________

VERSION # 1

Multi-Use Church Community Centre
Short Description of Project:______________________________________

Environment
1

REQUIRED

Page 1

Social & Cultural

Page 6

Economic

Page 8

APPLICANT
Subject Area

Incorporates 4-stream recycling collection
facilities (newsprint, paper, containers,
organics) in a secure common area.

Waste &
Materials

Score
2

EARLY STAGE
2

Environment

Explanation

Recycling area proposed: 210sq.ft.
Separate Bins for
Newsprints,paper,containers and
/2 organics.

STAFF
Score

Comments

/2

Recycled material:

Includes a plan for construction waste disposal, Waste &
specifying what percent of materials to be
Materials
recycled. See Metro Vancouver’s DLC Waste
Management Toolkit.

60
= _________
% of demolition
80
= _________
% of construction

1
Recommended:
60% of waste for demolition (by weight)
80% of waste for construction (by weight)
/1

/1

23

260 - 12th Street, New Westminster

24th April 2012

Environment
REQUIRED

3

APPLICANT
Subject Area

Uses construction techniques which minimize
site disturbance (sedimentation & erosion)
during the development phase.

Stormwater

See specifications in the City’s Building Permit
Requirement Package.

REQUIRED

4

Provides for stormwater retention &
evaporation, and groundwater treatment &
recharge in the stormwater management plan.

Score

Explanation

*10% of Roof dedicated to Roof
Garden.
*Pervious Pavings to be used as
1
per Landscape.
*Stormwater Reuse for
non-portable use.
/1 * Parkade Stack under Building

Stormwater
3

/3

REQUIRED

Uses drought-tolerant landscaping and/or
Stormwater
high-efficiency or captured rainwater irrigation
systems.

1
/1

6

Provides plants and staked trees in accordance
with the BC Landscape Standard.

Habitat

7

Uses energy-efficient lighting.

Energy
Efficiency

8

Provides EnergyStar-rated commercial food
service or other applicable equipment.

Energy
Efficiency

1

REQUIRED

1
/1
1
/1

Waste &
Materials

EARLY STAGE
10 Achieves a recognized industry standard for

energy efficiency or sustainable design, such as
LEED; BuiltGreen Gold; BC Hydro PowerSmart
Gold; Energuide 82; or performance 25% better
than the Model National Energy Code.

VERSION # 1

/1

As shown on landscape drawings.
Tough Planting along sidewalk and
soft landscape to adapt to climate.

/1

Will meet BC Landscape Standard
/1
High Efficiency lamps in common
areas.Min.50% of fixtures to be LED

/1

Detail type of appliance:

See www.energystar.gov under ‘Products’.
Uses low-VOC (volatile organic compound)
products such as paints, carpeting and
adhesives to improve indoor air quality.

Comments

/3

/1

9

Score

*Retention Tank to alleviate direct
discharge into City system.
*Vegetated filter strip along
parkade at grid.
*Roof Garden provided.

See Metro Vancouver’s Stormwater Source
Control Design Guidelines.

5

STAFF

Energy star appliances in gym
Kitchen. Energy star computer
monitors. Lights on sensor dimmer.

/1

Project to use low-VOC in
sancturay and classrooms.

1
/1

Building Rating
5
/8

/1
Building to be Min. LEED certified.
Would aspire for LEED Silver
/8
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Environment

APPLICANT
Subject Area

11 Provides open greenspace and other greened

Score

Habitat

Explanation

STAFF
Score

Comments

* Green Roof Garden
* Vegetated Entrance Plaza
* Landscape strip at parkade.

features, including landscaped common areas
and walkways to green the built environment.
2

Provides space for growing food in common
areas (i.e. at-grade gardens or raised planters).

EARLY STAGE
/3

12 Retains sound original trees and landscape

Habitat

features or provides a net gain in tree canopy
and landscaped area.

/3
Tree Canopy provided at sidewalk
area.

1

EARLY STAGE

See specifications in the City’s Building Permit
Requirement Package.
/2

13

Maximizes use of passive solar design to
reduce excessive heat loss/heat gain and
reduce energy consumption.
Examples:

Energy
Efficiency

* North and North-East Facade
have ample windows to maximize
natural lighting.
* Windows recessed into window
niche to avoid direct exposure.
* Clerestory windows provided to
gymnasium.
* Deciduous trees at east facade.
* South and West facades have
limited opening due to site
separation with adjacent properties.
* Approx.30% of glazed area.
*High albedo metal roof to be
specified as per ASTM 408. Min.
reflectance of 0.65 and emissity of
0.9.
* Main Windows to be openable.

EARLY STAGE

• Sites/masses buildings to maximize
natural lighting on sides with limited sun.
• Provides operable windows on two sides of
units to allow cross-ventilation.
• Uses landscaping & deciduous trees to
limit summertime solar gain & maximize
wintertime solar access.
• Limits overall amount of exterior glazing to
minimize seasonal heat loss/heat gain.
• If possible, state the glazed area % of
envelope = _______%
Recommended: Below 60%
• Uses exterior window shading devices to
limit excessive solar heat gain.
• Uses high albedo (“white roof”) roofing
material to limit heat gain/heat island
effect.

VERSION # 1

/2

4

/4

/4
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Environment

APPLICANT
Subject Area

14 Achieves building energy performance above
Building Code requirements.

Energy
Efficiency

Score
4

EARLY STAGE
/4

15 Incorporates alternative energy systems, such
as geo-exchange, solar, or district energy.

Alternative
Energy
0

Explanation

STAFF
Score

As per ASHRAE 90.1 2007
Climatic Zone 5.
Wall R-Value = 13 + 7.5
Roof R= 38

Comments

/4

Specify % of energy provided:
TBD

Example: Solar or geo-exchange systems for
building hot water heating.

EARLY STAGE

/4

16 Provides end-of-trip bicycle facilities as per City Transportation
policy (Appendix A).

17 Incorporates use of recycled and/or salvaged

materials, including those salvaged from onsite or off-site heritage buildings.

200 sq. ft for bicycle racks provided.

1

EARLY STAGE

/4

/1

/1
Specify % of material:

Waste &
Materials

*Building not designated as a
heritage building.

Facilitates salvaging of on-site heritage
materials by contractors or persons/groups
with a heritage interest.

* Salvaged windows and doors to
be donated to charity.

Recommended:
Recycled-- minimum 7.5%*
Salvaged/Refurbished-- minimum 10%*.

1

*% of total building material cost. Note also that
heritage lumber/siding must be graded.
/2

18

Incorporates landscaped roofs on concrete
Stormwater &
buildings to improve building energy efficiency, Habitat
reduce heat island effect & stormwater runoff,
and create habitat & biodiversity.

/2
Min. 10% of roof garden provided.
Site constraints limit biodiversity.

1
/3

19 Provides 20 cm (8 in) of topsoil as finished
grading for groundwater recharge and
stormwater retention/evaporation.

Stormwater

TBD
0
/1

VERSION # 1

/3
0
/1
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Environment

24th April 2012

APPLICANT
Subject Area

20 Reuses existing topsoil and other soils through Stormwater
on-site or nearby storage and topsoil screening
or other related practices.

21 Removes invasive species* and incorporates

Score

Explanation

Score

Comments

n/a

0
/1

Habitat

native or adaptive species which provide multistorey habitat (groundcover, shrubs & trees).

STAFF

/1
As per Landscape Plan and
Schedule.

1

*Defined by Invasive Plant Council of BC
www.invasiveplantcouncilbc.ca
/1

22 In wood-frame buildings, incorporates high-

Energy
efficiency HVAC systems (heat recovery systems, Efficiency
variable speed fans, etc.).

/1
Although not a wood frame Facility
to conform with ASHRAE/IESNA
standard 90.1-1999.

2
/2

/2

23 INNOVATION—

ENVIRONMENTAL SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

24 CONSTRAINTS—

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE:
ENVIRONMENTAL ITEMS

VERSION # 1

* Active Education of Users about building
systems
* Green Education
* Engage a LEED Professional.

It is an existing site with 20% of olad
building, paved parking about 70% and only
10% of vegetation.

34
/48

0
/48
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Social & Cultural
25 Provides long-term market or non-market

APPLICANT
Subject Area

Score

Housing

Explanation

STAFF
Score

Comments

n/a

rental units.

0

EARLY STAGE
/5

26

Includes institutional barrier-free design
features beyond the Building Code.

Accessibility

Examples: Features for employees and clients;
accessible buildings, rooms and tenant
improvements; visitability features for persons
with impairments, parents with strollers, etc.

Building fully accessible.

3

EARLY STAGE
27

Includes a professional heritage conservation
plan.

/5

/3
Heritage

Achieves a recognized industry standard* for
heritage conservation.
EARLY STAGE

/3
n/a

0

*Defined in “Standards & Guidelines for the
Conservation of Historic Places in Canada”. See
www.historicplaces.ca
/4

28 Includes reuse of an existing heritage structure Heritage
through restoration or rehabilitation. May
include re-location.

/4
n/a

0

EARLY STAGE

/2

29 Includes references to historic site or

Heritage

n/a

neighbourhood character or history in the
proposed architecture and/or land use. 1
Integrates authentic and existing heritage
features such as signs, garden walls, gates,
sidewalks, and/or heritage trees/landscaping.

/2

0

EARLY STAGE
/2

VERSION # 1

/2
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Social & Cultural
30 Provides public amenities above City voluntary

24th April 2012

APPLICANT
Subject Area

Score

Explanation

STAFF
Score

Comments

Amenities

amenity contribution policy (check all that
apply):
EARLY STAGE
✔ a) Child care facility
b) Communal gardens
✔ c) Play areas
d) Public art
✔ e) Public gathering place

4

Gymnasium
f) Other___________________

/4

31 Provides private amenities (check all that
apply):
EARLY STAGE
✔
✔
✔

a) Accessible green roof
b) Play areas
c) Social gathering place

/4

Amenities

2

d) Other____________________
/2

32

INNOVATION—
SOCIAL/CULTURAL SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

33 CONSTRAINTS—

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE:
SOCIAL & CULTURAL ITEMS

VERSION # 1

/2

Counselling services, career fares,
conferences, outreach programs,
multi-cultural programs and sports activities.

Strong boundary at West and South ends
of property.

9

0

/22

/22
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Economic

APPLICANT
Subject Area

34 Maximizes Official Community Plan potential

Score

Employment

Explanation

EARLY STAGE
6

/6

35 Results in net increase in the City’s property tax Employment

3

/6

/4
Land Use

/4
Site currently under utilized.
By increasing site coverage and
FSR, optimum use of land can
achieved.
Building addressing pedestrian
scale on both 12th Street and 3rd
Avenue.

supports local businesses.

EARLY STAGE
2

/2

37

/2

Land Use

EARLY STAGE

N/A

/4

VERSION # 1

Comments

Relocation of members of
congregation to New Westminster
where they would pay property
taxes.
Congregation patronizes local
businesses.

base.

Redevelops a contaminated brownfield site.

Score

* Employment for Community and
Social Services workers.
* Employment counsellors
* Sporting and Social events.
* Cafe at main level .

for long-term job creation on site.

36 Creates more intensive use of land that

STAFF

/4
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Economic

APPLICANT
Subject Area

38 Supports and/or is compatible with the

Score

Explanation

STAFF
Score

Comments

Land Use

ongoing viability of surrounding existing
commercial or industrial employers.
Walking distance to bus and sky
train and local businesses.

Supports walking to shops & services
by strengthening an existing/planned
neighbourhood centre or broadening its
current retail/service mix.

EARLY STAGE
3

/3

39

Provides office floorspace.

Employment

/3
Office space for facility use only.

EARLY STAGE
3

/4

40 Serves or supports a regional destination

Employment

/4
Church congregation,
sports activities, Counselling and
post school hours tutoring.

institutional function such as health care,
education or justice services.

EARLY STAGE
3

/3

VERSION # 1

/3
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Economic

24th April 2012

APPLICANT
Subject Area

Score

Explanation

41 INNOVATION—

Facility fully supported by the congregation.

42 CONSTRAINTS—

The site is rather strategic and beneficial to
the community as it is more or less a
nucleus of a social catalyst, a much needed
place within the residential development at
north and east and commercial
developments at west and south.

STAFF
Score

Comments

ECONOMIC SUSTAINABILITY ASPECTS NOT
CAPTURED ABOVE:

UNIQUE SITE ASPECTS WHICH LIMIT
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE:
ECONOMIC ITEMS

VERSION # 1

20

0

/26

/26
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APPENDIX A
BICYCLE END-OF-TRIP FACILITIES POLICY (Adopted Oct 27, 2008)
1.0

Intent:
The provision of end-of-trip bicycle parking facilities for every new development or an addition to a development in New
Westminster which results in a requirement of four or more bicycle parking spaces in accordance with the New Westminster
Zoning Bylaw.

2.0

Implementation:
End-of-trip bicycle parking facilities required in accordance with the above Intent shall be required as a condition of approval
of rezonings.
The provision of end-of-trip bicycle parking facilities in accordance with the above ‘intent’ will be strongly encouraged by the
City of New Westminster where a project does not require rezoning. The provision of end-of-trip bicycle parking facilities will
be included in the City’s Smart Growth Checklist and will be considered when determining if a project has sufficiently
addressed the need to develop in a sustainable manner.

3.0

End-of-Trip Facility Standards
Required Number of
Class A Bicycle Spaces
0-3
4-29
30-64
65-94
95-129
130-159
160-194
Over 194

Minimum Number For Each Gender
Water Closets
Wash Basins

Showers

0
1
2
3
4
5
6
6 plus 1 for each
additional 30 bicycle
spaces or part thereof

0
1
2
3
4
5
6
6 plus 1 for each
additional 30 bicycle
spaces or part thereof

0
1
1
2
2
3
3
3 plus 1 for each
additional 30 bicycle
spaces or part thereof

Where Class “A” bicycle parking is required for non-dwelling uses, the minimum number of clothing lockers will equal 0.7
times the number of bicycle parking spaces for each gender. At least 50% of the clothing lockers should be full size (min. 18
cm. [7”] in height).
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date: October 16, 2012

From:

Jim Hurst,
Development Planner

File:

Subject:

Proposed Rezoning of 1308/ 1310 Ewen Avenue St Joseph Damascene
Church – Preliminary Report

REZ00019

RECOMMENDATION
THAT this report be received for information

PURPOSE
An application has been received to rezone the property at 1308 and 1310 Ewen Avenue
from Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) to Public
and Institutional Districts (Low Rise) (P-1). The purpose of this report is to provide
information to Advisory Planning Commission on this rezoning application.
BACKGROUND
Owner:

St Joseph Damascene Antiochian
Orthodox Church
1308 Ewen Avenue
New Westminster, BC

Architect:

Stanley Paulus Architect Inc
2751 Cultus Avenue
Coquitlam, BC

Existing Zoning:

Queensborough Neighbourhood Residential
Dwelling Districts (RQ-1)

Proposed Zoning:

Public and Institutional Districts (Low Rise)
(P-1)
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Official Community Plan Land Use
Designation:

(RMC) Residential Medium Density/ Community
Facility

Official Community Plan
Development Permit Area
Designation:

#8 Ewen Avenue (Queensborough #3)

Site Characteristics:

Frontage: 116.8 feet (35.6 metres)
Depth: 186.0 feet (56.7 metres)
Site Area: 21,724 square feet (2,018 sq metres)

AREA MAP

SUBJECT
SITE

PROPOSAL
The applicant proposes to build a two-storey place of worship. The ground floor level
would be 5,472 square feet (508.6 square metres) and consist of the parish hall, kitchen,
office, washrooms and Sunday school. The worship area would be on the second floor
and would be 3,121 square feet (290.1 square metres). The project would provide 41
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parking spaces accessed from Hume Street. The proposed Floor Space Ratio is 0.40. The
proposed site coverage is 25.2%.
CONTEXT
The subject site is zoned Queensborough Neighbourhood Residential Dwelling Districts
(RQ-1). The site is two lots and is currently being utilized by the St Joseph Damascene
Antiochian Orthodox Church. There is one existing building on the site that was built in
1954 and is 2,324 square feet. The building was constructed as a place of worship.
Directly to the north of the site is Ewen Avenue, an important east-west transportation
connection for the Queensborough Neighbourhood. The adjacent properties in all
directions are zoned Queensborough Neighbourhood Residential Dwelling Districts
(RQ-1) and are occupied by single detached dwellings.
OFFICIAL COMMUNITY PLAN CONSIDERATIONS
In the Official Community Plan the site is designated for Residential Development at
Medium Density and/ or Community Facility. The Plan describes this designation as:
(RMC) Residential Medium Density/Community Facility: this area will
contain medium density multi-family residential uses such as detached
townhouses, row houses, and stacked townhouses. 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. This area will also contain
community amenities such as churches, child care, libraries or community
space. (See the Queensborough Official Community Plan for more details
on this land designation.)
The proposed site is in the #8 Ewen Avenue (Queensborough #3) Development
Permit Area. The intent of this Development Permit Area Designation is:
#8 Ewen Avenue (Queensborough #3)
The Ewen Avenue area, identified as Development Permit Area #8 [see Map D2]
and as Development Permit Area #3 in the Queensborough Official Community
Plan, is designated in order to provide housing in close proximity to the
neighbourhood centre and help define the axis streets leading to the centre of the
neighbourhood. This area will contain medium density, multi-family residential
uses and may include community amenities such as child care or community space
(e.g., fire hall). Home based businesses facing the street are encouraged. Small
commercial uses to serve the neighbourhood may be considered. This
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Development Permit Area establishes objectives and guidelines for the form and
character of multi-family development.
The proposed use for the site is institutional and therefore would not be required to
obtain a Development Permit for the proposed building.
DISCUSSION
The Queensborough Community Plan is currently under review. The review was
temporarily put on hold to allow staff to undertake work to fill information gaps. 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 1308/ 1310 Ewen Avenue is (RMC)
Residential Medium Density/ Community Facility. This designation would allow a place
of worship. The land use concept currently under consideration will eliminate the RMC
designation for this and other sites along Ewen Avenue. The current plan would allow a
place of worship in a number of residential and mixed use designations. The new plan
will be much more specific regarding these type of institutional designations. Council’s
consideration of this rezoning will be complete prior to their final consideration of the
land use plan attached to the Community Plan.
NEXT STEPS
The next steps in the development review process are outlined below:
1. The application is circulated for review to all City Departments. Complete
2. The applicant will attend a future Queensborough Residents Association meeting
to discuss this concept and may also hold a public meeting. September 2012
3. The site development and architectural design of the project will be reviewed by
the New Westminster Design Panel. March 2012
4. The application is presented to the Advisory Planning Commission for
information. October 2012
5. The rezoning sign is posted on the site, notification is sent to surrounding property
owners and the application is considered by the Advisory Planning Commission.
6. The application is brought forward for consideration by Council.
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CONCLUSION
An application has been received to rezone the property at 1308/ 1310 Ewen Avenue to
allow construction of a place of worship. The purpose of this report is to provide
preliminary information to the Advisory Planning Commission on this rezoning
application.

James Hurst
Development Planner
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PROJECT PLANS
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