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4.1
1016, 1020 and 1022 Fourth Avenue
REZ00042
An application has been received to consolidate and rezone the properties at 1016, 1020 and
1022 Fourth Avenue from Single Detached Dwelling Districts (RS-2) to Comprehensive
Development District (Brow Mews) (CD-47) to allow subdivision into five lots, and allow a
triplex on each of the new lots. (Applicant: Seawall Development Ltd; Architect: Brian G.
Hart & Company)
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ADVISORY PLANNING COMMISSION
Tuesday, November 20, 2012 6:15 p.m.
Committee Room No. 2

MINUTES
VOTING MEMBERS PRESENT:
Ken Williams
Helen Bodner
Peter Goodwin
Andrei Filip
Peter Hall
Maryam Salmani
Brian Shigetomi
Margaret Ross

- Chair
- Community Member
- Community Member
- Community Member
- Community Member
- Community Member
- Community Member
- Community Member

VOTING MEMBER REGRETS:
Mark Vance
- Community Member
STAFF:
Jim Hurst
Jennifer Janzen
Kelly Sims

- Development Planner
- Committee Clerk
- Auxiliary Committee Clerk

The meeting was called to order at 6:19pm.
1.0

ADDITIONS TO AGENDA
There were no additions to the agenda.

2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of October 16, 2012
MOVED and SECONDED
THAT the minutes of the Advisory Planning Commission meeting held on October 16,
2012 be received and adopted.
CARRIED.
All members of the Commission present voted in favour of the motion.
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3.0

INFORMATION PRESENTATIONS
No items.

4.0

REZONING

Procedural Note: The meeting recessed until 6:30pm to correspond with the time printed
on the Agenda for item #4.1 to begin at.
4.1

260 Twelfth Street (Calvary Worship Centre)
REZ00066
An application has been received to rezone the property addressed as 260 Twelfth Street
from Light Industrial Districts (M-1) to Public and Institutional Districts (Medium Rise)
(P-2) in order to allow a 32,850 square foot church. (Architect: Roger Amenyogbe,
Derek Crawford Architect Inc; Owner: Calvary Worship Centre – A Ministry of
Standard-Bearers Intl)
Notification was sent to:
the surrounding neighbourhood within 100 metres, 298 notices in total;
all Residents’ Associations;
the New Westminster Heritage Preservation Society;
the Board of School Trustees; and
Superintendent of Schools.
Correspondence received:
November 16, 2012 letter from Margaret Durrant
Jim Hurst, Planner gave a brief overview of the project:
The City has received an application to rezone 260 Twelfth Street from Light
Industrial Districts (M-1) to Public and Institutional Districts (Medium Rise) (P-2).
The current zoning is applicable to the present land use, however, the application is
to demolish the existing structure and therefore, rezoning is required.
In the Official Community Plan the site is designated Residential Lower Twelfth in
which a place of worship is permitted.
The Lower Twelfth Street—Street Design Guidelines were endorsed by Council at
their meeting on November 5, 2012, therefore, the plans shown in the staff report are
not current. The boulevard needs to be widened and the curb bulge will not be
constructed due to the placement of the bus stop.
The City has asked for a road dedication on the south property line of the site to
provide access to adjacent properties.
A mews will be required, to provide access off of Twelfth Street.
The City is examining complete closure of Third Avenue at Twelfth Street for the
eventual creation of a green node, however access to the north portion of Third
Avenue is currently right-in, right-out.
This is the first re-development application in the neighbourhood; since the
Discovery Reach project. The provincial government currently owns the Gas Works
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Site, which may eventually come into City ownership. Work is continuing on the
Lower Twelfth Street Neighbourhood Plan. The Plan is seeking mixed use
commercial developments coming to the street with residential above. This area is
not looking for major commercial, but for local neighbourhood commercial up to
Fourth Avenue where the hill steepens. Medium density buildings are permitted, but
the sites are challenging to develop.
The application is for a 32, 850 square foot building with gymnasium, hall, and
sanctuary with a capacity of 1150 people. The major areas of the building will not be
used concurrently, therefore the parking provided in the plans is considered by staff
to be sufficient.
This project would require variances for the front and side yard setbacks. The
Zoning Bylaw requires a twenty-five foot setback; however it is important to
consider what would be appropriate to the sighting of this building. The application
will not require a development permit as it is a place of worship.
This application is currently going through the design process and the application is
being considered by the New Westminster Design Panel. There are no design
guidelines as this type of building design is usually specific to the faith.
The proposed building provides amenities to the community including a community
hall and gymnasium that can be used separately from the sanctuary and could be
used for community activities.
On November 8, 2012 a community meeting was held by the applicant that was not
well attended as notification was late and arrived either one day prior or on the same
day as the meeting. The applicant provided notice of this meeting to a wider area
than the City is required to notify. The information provided with the invitation was
complete and accurate.
Questions from the Commission: (Response in italics)
What are the changes to the plans that are required due to Council’s endorsement of
The Lower Twelfth Street—Street Design Guidelines? The changes are outlined on
the landscape plan, but allow for a more pedestrian friendly streetscape with fewer
obstructions on the sidewalk, including light standards, parking meters, etc.
What are the City’s plans for the trees that are currently on the sidewalk? The
existing trees will be assessed, and there is a retaining wall that cannot be disturbed.
The decisions regarding the trees will be up to Parks, Culture and Recreation
department and the City’s Arborist.
What are the concerns from the neighbourhood residents? The neighbours are
concerned regarding parking and whether or not the parking spaces available are
going to be sufficient in numbers. The parking will be below the building, although
the City expects that street parking will still be used. Neighbours are also concerned
about noise coming from the building. The plans show that the orientation of the
sanctuary will be changed in the new building; the classrooms are on the street
frontage. The Brow of the Hill Resident’s Association has been notified, but is not
engaged in this process, and the boundaries of this Resident’s Association are not
clearly defined.
From the vantage of the corner of Third Avenue and Twelfth Street, how high above
street level will the building be? The City is working with the applicant to bring the
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plaza and the building up to street level; therefore the gymnasium will be 25 feet
above grade and the sanctuary has extra height. There are six steps or 42” down to
the plaza and the parapet is about four feet high.
On the Twelfth Street, how high above grade is that side? There is a retaining wall
that is approximately five feet which is limited to the back corner.
What is the setback to the neighbouring property to the back? The setback is 50% of
the height of the building.
There is difficulty for vehicles to have a clear sightline when coming up Third
Avenue towards Twelfth Street. What will be done to mitigate this danger? The
installation of a traffic light is almost complete, and then the light will be
operational. The City has also completed right in, right out street access to Third
Avenue north of Twelfth Street.
Was a transportation study completed, which allowed for consideration by the City
of the parking requirements? The City will be working with the application
regarding transportation demand management. The City’s Lower Twelfth Street
Neighbourhood Plan will seek commercial development at grade, which will not be
at peak times when the street parking may be used by this application. Furthermore,
this building is located along a current bus route, which could become a high
frequency bus route in the future and is walking distance to the skytrain.
What is the long-term plan for Third Avenue? The long-term plan is to have a full
closure of Third Avenue, however this has not been approved by Council.
Comments from the Applicant:
The applicant’s architect assured the Commission that their streetscape plan will be
updated accordingly to reflect Council’s adoption of the The Lower Twelfth Street—
Street Design Guidelines.
Comments from the Public:
Ms. Margaret Durrant a resident of New Westminster also provided the Commission with
a written submission in advance of the meeting. She is concerned about the expansion of
this facility as she has concerns regarding both noise and parking. Currently, the sounds
of sermons and music can be heard by neighbours, mainly due to the fact the doors to the
sanctuary are often opened to assist with air circulation. Furthermore, there is an increase
of vehicle horns at the time of departure from the building in farewell to other attendees.
Ms. Durrant expressed concern too with the renting of the community hall as that may
increase noise from the building and on the streets. Ms. Durrant also asked whether or
not the new facility would have double-glazed windows and air conditioning to avoid
having to open the doors and prevent noise from leaving the building. Ms. Durrant is
opposed to any additional noise in the neighbourhood.
In regards to parking, Ms. Durrant does not believe that the 98 stalls of underground
parking will be sufficient and that the street parking will be overburdened. She also stated
a safety concern with the frequency of u-turns that occur as drivers leave the facility.
Mr. Roger Amenyogbe responded to the concerns noted by the member of the public.
Regarding the comments made about noise from the building, Mr. Amenyogbe said that,
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the newly designed building has the sanctuary in the middle of the building which will
contain the noise. Furthermore, the walls are better designed to avoid noise leaving the
building and the facility will be air conditioned so doors will not be opened.
The new building will have the capacity of hold all members during one church service
and therefore avoid having multiple services in one day. The gymnasium was also
designed to accommodate social gatherings following the services to keep the
congregation inside and off the streets. This church is well known for helping the
community and they would like to continue to do so, by having a community hall that can
be rented. Groups will be supervised while using the hall, and will be considerate of the
neighbourhood. Overall, the new building will lower the noise that filters out in to the
community and it will have better acoustics.
MOVED and SECONDED
THAT the application to rezone the property addressed as 260 Twelfth Street from Light
Industrial Districts (M-1) to Public and Institutional Districts (Medium Rise) (P-2) in
order to allow a 32,850 square foot church be supported.
CARRIED.
All members of the Commission present voted in favour of the motion.
4.2

1308-1310 Ewen Avenue (St Joseph Damascene Antiochian Church)
REZ00019
An application has been received to rezone the property addressed as 1308 and 1310
Ewen Avenue from Queensborough Neighbourhood Residential Dwelling Districts (RQ1) to Public and Institutional Districts (Low Rise) (P-1) in order to allow a two-storey
church. (Architect: Stanley Paulus Architect Inc; Owner: St Joseph Damascene
Antiochian Church)
Notification was sent to:
•
the surrounding neighbourhood within 100 metres, 74 notices in total;
•
all Residents’ Associations;
•
the New Westminster Heritage Preservation Society;
•
the Board of School Trustees; and
•
Superintendent of Schools.
One letter was received in opposition to this application.
Jim Hurst, Planner gave a brief overview of the project:
The City is requesting that the applicant does not put parking on the front set back of
the building, but the site requires surface parking, therefore 25% of the site will be
covered by the building.
Due to the site coverage, a plan is being developed to deal with the run-off and
accommodate what is currently being absorbed by the site. The plans include a
system that will deal with the water on site and release the water in to the
environment at a slower rate, and not add to the city system.
Access to parking would be from the side street and not from the public lane at the
rear of the property.
As the application site is in Queensborough, the issue of the site being on a
floodplain needs to be considered. Because the building is at grade, there needs to be
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a way to rescue people in case of a flood. The Queensborough Community Centre
has a rescue platform that is above flood height. In the case of this application, there
are large decks that would allow people to be above the flood plain and facilitate
rescue if necessary.
This site is in an area of residential designation in the OCP and is seeking rezoning
to Public and Institutional Districts (Low Rise) (P-1). This building would not need a
Development Permit to proceed.
Ewen Avenue is a main street in Queensborough and is also a Development Cost
Charge road, and is eventually going to be upgraded by the City.
Mr. Stanley Paulus, Architect, made the following comments to the Commission:
The plan includes the use of permeable surfaces to allow water to be absorbed and
slowly released back in to the site.
The landscaping that is planned is dual purpose, to allow for absorption of the runoff and there is twenty-eight feet of landscaping in the front yard.
There are also roof-top gardens to enhance the project and assist with the
management of water and run-off.
Questions from the Commission: (Response in italics)
How would building occupants access the rescue areas? The second floor of the
building is above the flood plain and people could be rescued off the large
balconies.
Has the City protected itself from liability regarding flooding of at grade spaces? The
Queensborough Community Plan will address this, however the community is
protected by dykes. The responsibility for flood plain regulations have been
delegated to the cities and the City is considering this responsibility.
What are the access points in to the building? There are two access points on the
main floor and exterior doors to the second floor as well.
Will there be a gate on the laneway to prevent access? The Engineering Department
will have to consider this request; however, this poject will not have access from the
lane.
Comments from the Public:
There was no public present to make comments.
MOVED and SECONDED
THAT the rezoning application to amend for 1308 and 1310 Ewen Avenue from
Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) to Public and
Institutional Districts (Low Rise) (P-1) be supported and forwarded to Council.
CARRIED.
All members of the Commission present voted in favour of the motion.
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5.0

NEW BUSINESS
No items.

6.0

REPORTS AND INFORMATION

6.1

Master Transportation Plan Advisory Committee Update (Ken Williams)
There is no update for this item as the Master Transportation Plan Advisory Committee
has not met recently.

8.0

NEXT MEETING
The next meeting is scheduled for December 4, 2012 (in Committee Room No. 2).

9.0

ADJOURNMENT
ON MOTION, the meeting adjourned at 7:38pm.

Jennifer Janzen
Committee Clerk

Ken Williams
Chair
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date: Jan 15, 2013

From:

Jim Hurst,
Development Planner

File:

Subject:

Proposed rezoning of 1016, 1020 and 1022 Fourth Avenue

REZ00042

RECOMMENDATION
THAT this report be received for information.

PURPOSE
An application has been received to consolidate the properties at 1016, 1020 and 1022
Fourth Avenue, and rezone the property to allow subdivision into five lots and allow a
triplex on each of the new lots. The purpose of this report is to provide information to the
Advisory Planning Commission on this rezoning application.
BACKGROUND
Owner:

Seawall Development Ltd.
5907 McKinnon Street, Vancouver, B.C.

Architect:

Brian Hart and Company
4375 West River Road, Delta, B.C.

Existing Zoning:

Single Detached Dwelling Districts (RS-2)

Proposed Zoning:

Residential CD Zone

Official Community Plan Land Use RBH – Residential Brow of the Hill
Designation:
Official Community Plan
Development Permit Area
Designation:

Doc # 358812

Residential Development Permit Area #1 Brow of
the Hill Development Permit Area
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Site Characteristics:

Frontage:
147.9 feet (45.1 metres)
Depth:
132.1 feet (40.3 metres)
Site Area: 19,545 square feet (1,816.7 square
metres

AREA MAP

SUBJECT
SITE

SITE CONDITIONS
When consolidated, the site has a frontage on Fourth Avenue of 147.9 feet (45.1 metres)
and an area of 19,545 square feet (1,816.7 square metres).
The subject site is zoned Single Detached Dwelling Districts (RS-2). The site is currently
consists of three lots. The properties have frontage on both Fourth Avenue and Augusta
Street. Augusta Street has a width of 33 feet (10 metres) and serves as a lane for the
properties facing Fourth Avenue and Cornwall Street.
The site is currently vacant. The City issued building permits in October 2010 to allow
demolition of the previous houses on the site. The applicant demolished the houses to
reduce problems associated with derelict and vacant buildings, in response to
neighbourhood concerns.
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The site slopes almost 15 feet from the north east to the southwest corners of the
property.
EXISITING DEVELOPMENT CAPACITY
The three lots are zoned Single Detached Dwelling Districts (RS-2). This zoning would
allow each lot to have a house with a secondary suite, for a total of six dwelling units.
The development potential of each existing lot is shown in the following table:
ADDRESS

LOT SIZE

1016 Fourth Avenue 8,712 square feet
1020 Fourth Avenue 5,410 square feet
1022 Fourth Avenue 5,412 square feet

MAXIMUM HOUSE
SIZE
4,356 square feet
2,705 square feet
2,706 square feet

SECONDARY
SUITE
yes
yes
yes

PROPOSAL
The proposed zoning would allow subdivision of the property into five lots, with a triplex
allowed on each lot. Each building will be strata titled into three units, but will have the
appearance of a single detached unit from the street. The proposed lots would have
frontages of 29.5 to 29.75 feet (9 – 9.1 metres) in area. The lot depth would be 132.1 feet
(40.3 metres). Three lots would be 3,931 square feet (365 square metres) in area, while
one lot would be 3,898 square feet (362 square metres) and the other would be 3,922
square feet (364 square metres). The lots would require a development variance permit
for the proposed lot frontage as the proposed lots would not meet the ten percent
perimeter rule .
Each of the triplexes proposed would have a floor space ratio of 1.0. There would be a
three-bedroom, one-level unit at grade that is entered from the side. There are two, two–
level, three-bedroom units. One unit is entered from the front and the other is entered
from the rear. There is one parking space provided for each unit.
CONTEXT
To the north of the subject property is a block with four properties, all developed with
three-storey apartment buildings. All of the properties are zoned Multiple Dwelling
Districts (Low Rise) (RM-2). These properties were developed between 1961 and 1975
and have densities of 57 – 74 units per acre (141 – 183 units per hectare) and floor space
ratios of 1.15 – 1.35.
To the immediate east of the subject property is 1012 Fourth Avenue. That property is
zoned Multiple Dwelling Districts (Low Rise) (RM-2) and developed with a three-storey
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apartment building constructed in 1959. The density on that site is 85 units per acre (210
units per hectare) with a floor space ratio of 1.5. Beyond the apartments are four houses
zoned Single Detached Dwelling Districts (RS-2). The houses were constructed in 1913,
1939, 1941 and 1959. On the far side of Tenth Street is a property is zoned Multiple
Dwelling Districts (Low Rise) (RM-2) and developed with a three-storey apartment
building constructed in 1968. The density on that site is 68 units per acre (168 units per
hectare) with a floor space ratio of 1.2.
To the immediate south of the subject property are two properties. One, at 1025 Cornwall
Street, is zoned Multiple Dwelling Districts (Low Rise) (RM-2) and developed with a
three-storey apartment building constructed in 1976. The density on that site is 42 units
per acre (104 units per hectare) with a floor space ratio of 1.2. The other property, 1013
Cornwall Street, is 14,950 square feet (4,558 square metres) in area and is zoned Single
Detached Dwelling Districts (RS-2). That site is developed with a house constructed in
2001. The remaining nine properties on that block are zoned Single Detached Dwelling
Districts (RS-2). Eight of the lots are developed with houses while one property is vacant.
The lots range in size from 3,960 to 8,712 square feet (368 – 810 square metres). The
houses built in 1890 and 1892 to 1933.
To the west of the subject property are two properties zoned Multiple Dwelling Districts
(Low Rise) (RM-2) and developed with three-storey apartment buildings. The building at
1024 Fourth Avenue was constructed in 1974. That property is developed to a density of
74 units per acre (183 units per hectare) with a floor space ratio of 1.2. The building at
1040 Fourth Avenue was constructed in 1975. That property is developed to a density of
50 units per acre (123 units per hectare) with a floor space ratio of 1.16.
OFFICIAL COMMUNITY PLAN CONSIDERATIONS
The site is designated in the Official Community Plan as (RBH) Residential - Brow of
the Hill.The Plan describes these designations as:
(RBH) Residential - Brow of the Hill: this area will contain low density
residential uses including single detached houses, houses with a secondary
suite, duplexes, churches, and may contain small scale local commercial
uses such as home based businesses and corner stores. Carriage houses,
detached townhouses, small lot houses, townhouses or row houses will be
considered for existing vacant sites and sites which contain a structurally
unsound or economically unfeasible single detached dwelling. Depending
on the provision of public amenities, a density bonus may be provided in
order to increase density in this area. Medium density residential land uses,
such as row houses and stacked townhouses, which would result in the loss
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of single detached sites will be considered in compliance with the Brow of
the Hill Action Plan.
This site is designated as part of the Brow of the Hill Development Permit Area. The
purpose of the Brow of the Hill Development Permit Area is stated as:
The Brow of the Hill Action Plan and the Official Community Plan
designate the Brow of the Hill area as Development Permit Area #1. The
Brow of the Hill Multi-family area is designated to provide a framework for
multi-family residential development in areas identified by the Brow of the
Hill Action Plan. This area establishes objectives and guidelines for the
form and character of multi-family residential development while providing
an opportunity to create affordable housing.
The complete Development Permit Area designation is attached as Appendix C.
BROW OF THE HILL DEVELOPMENT POLICY
On page 25, the Brow of the Hill Action Plan States:
Goal: Any new multi-family projects will revitalize the area and enhance
the community’s vision for the Brow of the Hill.
Recommendations:
Short Term
The City will not encourage proposals for multi-family projects which
would result in the loss of single detached sites unless the following
conditions are met:
 the proposal is surrounded partially or wholly by multi-family
developments; and,
 the proposal is located on a busy street (i.e. carrying greater than
3,000 vehicles per weekday) and is located on or close to the “edge”
streets of the neighbourhood (e.g. Sixth Avenue, Queen’s Avenue,
Eighth Street or Twelfth Street); and,
 the building design is high quality and emphasizes the area’s
traditional character in its landscaping, materials and building design
(e.g. Cobblestone Walk on Tenth Street); and,
 the provision of features that encourage the project residents to
interact with each other and with other members of the area (e.g.
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care, outdoor seating with a view, public art).

When considering proposals for multi-family projects, the City will take
into account any existing building(s) on the site which are structurally
unsound or are not economically feasible to operate. While it is recognized
that some buildings will eventually reach the end of their usefulness, the
City does not support poor property management that allows or hastens a
building’s decline.
Medium Term
Examine the creation of a zone that would allow the construction of small
scale multi-family projects (e.g. six to 12 units) that look like a large single
detached house (e.g., the design of 425 Twelfth Street).
Ongoing
Continue to strive to ensure that all new projects are compliant with the
Building Bylaw and other City regulations.
See the following Livability and Social Issues section recommendation:
 Continue to meet with community members in a variety of formats
and locations to discuss proposed projects or changes to City
policies (e.g., open houses, charrettes, focus groups, informal
meetings, attendance at resident association meetings).
CONFORMANCE WITH THE BROW OF THE HILL ACTION PLAN
RECOMMENDATIONS
The application addresses the Brow of the Hill Development Policy in the following way.
1. To the west, north and east of the subject site are low rise multi-family residential
buildings. To the south are single detached houses and a low rise multi-family
residential building.
2. The site is located on a busy street. Recent traffic counts at Tenth Street and
Fourth Avenue shows a total of 2,835 vehicles in all directions; with an average of
280 vehicles traveling on Fourth Avenue during the peak PM hour. Traffic counts
on Third Avenue between Tenth and Eleventh Streets show a total of 6,529
vehicles in all directions. The site is located close to Twelfth Street.
3. The proposed building design is high quality and emphasizes the area’s traditional
character in its landscaping and materials.
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4. The design includes front porches, front and rear yards and common parking areas
that encourage the project residents to interact with each other and with other
members of the area.
The application does not address the Brow of the Hill Development Policy in the
following way.
1. Four out of the five grade level units have restricted access to daylight and useable
open space. Concerns about the livability of these four lower units has been raised
by City staff and the New Westminster Design Panel.
PROPOSED COMPREHENSIVE DEVELOPMENT DISTRICT ZONING
A draft of the Comprehensive Development District zone proposed for the project is
attached to this report in Appendix D. The zone requires a minimum lot size of 3,898
square feet (362 square metres). The zone allows 3 units per lot with a maximum floor
space ratio of 1.0.
DEVELOPMENT VARIANCE PERMIT REQUIREMENTS
The project would require variances for the frontage of the lot, the number of parking
spaces provided for the residential units, the number of parking spaces provided for
visitor parking and for the location and setbacks of the parking that is provided.
1. The applicant proposes that each lot would have a frontage of 29.5 to 29.75
feet. The Zoning Bylaw would require a frontage of 10% of the perimeter of
the lot. The Zoning Bylaw requirement would be 32.3 feet.
2. The Zoning Bylaw would require 1.5 parking spaces for each 3 bedroom unit.
The Zoning Bylaw requires 4.5 parking spaces for each building, thus 5 spaces
should be provided. The applicant proposes to provide 1 parking space per unit
for a total of 3 parking spaces per building.
3. The Zoning Bylaw requires 0.2 visitor parking spaces per unit. The Zoning
Bylaw requires 0.6 visitor parking spaces per building. Thus one visitor
parking space per building should be provided. The applicant proposes to
provide no on site visitor parking.
4. The Zoning Bylaw requires that all parking space be setback 5 feet from a
property line and that the 5 feet be suitably landscaped. The applicant proposes
a two foot setback.
5. The Zoning Bylaw does not allow parking within a required front yard. This
site has two front yards as it is bounded by two streets. Therefore a variance to
allow parking within a front yard setback will be required.
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SUSTAINABILITY REPORT CARD
A Sustainability Report Card has been received for this proposal, which is attached as
Appendix B. The proposal is a 15 unit “triplex” development project and is generally
supportive of the City’s sustainability objectives. Highlights from the Sustainability
Report Card include a net gain in trees (environmental sustainability), as well as a
heritage design that responds to the existing neighbourhood character.
The following table summarizes key sustainability attributes:
Environment
Highlights of the proposal:
1. net tree gain

Social and Cultural

Economic

1. heritage design

1. adds residential
density
2.
3.

2. green space for upper units 2.
3.
3.
Items not pursued in the proposal:
1. amount of green space for 1. adaptable housing
lower units
2. LEED/BuiltGreen rating,
2. rental units
energy-efficient systems
3.
3.

1. none
2.
3.

Please see Appendix B: Sustainability Report Card and summary.
DISCUSSION
Staff and the New Westminster Design Panel have both identified issues with the
situation of the grade level units. These units are attractive in that they provide a sizable
three bedroom unit that is located on one level at grade. This unit could be attractive to
families with a family member that has a physical disability. The challenge with the unit
is that that the building is sited with 4.5 foot side yards. On the east side of each site this
side yard is used to provide a path so that the residents of the front unit can access their
front door from the parking at the rear of the site. On the west side the 4.5 foot side yard
must perform the following three functions:
 provides access to the lower unit;
 provides the useable open space for the lower unit;
 provides the access to daylight for the windows of the lower unit.
The buildings are proposed for lots which have a north/south orientation. Thus all of the
windows for the lower unit are placed on the west side wall. These windows will be
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located 4.5 feet from a six foot high fence. The fence is to the west of the windows. The
adjacent dwelling will have a height of 20 feet and will be located an additional 4.5 feet
to the west of the fence.
The position of the fence and the adjacent dwelling will provide a barrier to daylight for
four of the lower units. The fifth lower unit, located on the most western lot will have the
fence 4.5 feet from the windows, however the adjacent building is a three storey
apartment building sited 15 feet from the property line. This fifth unit should have a
reasonable level of daylight reaching its windows.
NEXT STEPS
The next steps in the development review process are outlined below:
1. Information report to Council on July 12, 2010.
2. The application is circulated for review to all City Departments. Completed
3. The applicant attended a Brow of the Hill Residents Association meeting with
Development Services staff on March 23, 2010.
4. The rezoning application is presented to the Advisory Planning Commission for
information on December 7, 2010.
5. The site development and architectural design of the project was be reviewed by
the New Westminster Design Panel. Preliminary review on December 14, 2010,
with re-submission on September 27, 2011.
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. Sign posted January 1, 2013, two weeks prior to the APC meeting
January 15, 2013.
7. The application would be brought forward for consideration by Council.
CONCLUSION
An application has been received to construct a 15 unit residential development in the
Brow of the Hill Neighbourhood. The Brow of the Hill Action Plan identifies this site for
potential multi-family residential development. The family oriented, ground oriented
units satisfy the Brow of the Hill action plan recommendations. The restricted access to
sunlight and the limited usable open space associated with four of the units proposed
raises concerns about the livability of these units.
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City of New Westminster
Jan 15, 2013

James Hurst,
Development Planner
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Julia Dykstra,
Planning Assistant
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APPENDIX A

PROJECT PLANS
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APPENDIX B

SUSTAINABILITY REPORT CARD
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VERSION 2

No demolition

0

Staged development

1

37

No water retention on
site

1.0

1

1

1

2

38

1

0.0

Provided by City
services

2

No reference to
suggested industry
standards
0

39

options for growing food
for 2 units per building

2

trees cut at demolition
1

yes but not sufficient
2/3 of units (only in
upper units)
yes

yes

No
1

No

40

0

Early in project

None proposed
0

NA

No

0

NA

41

1

1

1

HRV considered

1

Notes need to be
added to the plans to
indicate this.
0.0

42

18.0

43

3

1

1

NA
NA

NA

44

Home demolished
pre-application
(buildings not
economically feasible to
retain)
Applicant considered
comments from City's
Heritage Planner

2

NA

NA

45

7.0

46

4

2

Proposed medium
density instead of low
density
NA

Adding residential
density

3

9.0
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Summary Project Scoresheet
Address: 1016, 1020, 1022 Fourth Ave
Date: Jan 6 2012
Category: RESIDENTIAL
Rezoning or DP Number: DPB00017; REZ00042
Description: three-storey stacked townhouses
Max.
Score

Environment
Maximum Score-Residential
Items Not Applicable
Items 17, 30, 31
Item 19, 32, 33
Item 35, 36
TOTAL Not Applicable

co-op vehicles
landscape roof

1
3

29

Points & Score Achieved

18

as %

4

9
6
6
21

47

7

Economic

rental/ affordable

heritage

7

as %

13
brownfield

4

4

9

0
47 38%

Max.
Score

28

public amenity

Missed Points

missed items

Max.
Score

51

Maximum Score-Residential on this Site

Sustainability Highlights
achieved items

as %

Social &
Cultural

0
7 100%

9

ENVIRONMENT
net tree gain; green space for upper units

SOCIAL
n'hood heritage design

ECONOMIC
adds residential density

LEED/BuiltGreen rating, energy-efficient systems
amount of greenspace for lower units

adaptable housing
rental units

none

9 100%
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APPENDIX C
BROW OF THE HILL DEVELOPMENT PERMIT
AREA
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Purpose
The Brow of the Hill Action Plan and the Official Community Plan
designate the Brow of the Hill area as Development Permit Area #1. The
Brow of the Hill Multi-family area is designated to provide a framework for
multi-family residential development in areas identified by the Brow of the
Hill Action Plan. This area establishes objectives and guidelines for the
form and character of multi-family residential development while providing
an opportunity to create affordable housing.
Objectives
The objectives of this designation are to:
 Enhance the sense of community in the area
 Complement the character of the existing single detached homes by
implementing a unifying architectural approach
 Promote street friendly designs
 Develop opportunities for affordable housing, for different income
levels, and encourage home ownership and different forms of
housing tenure
 Mitigate the impacts of transportation corridors around the Brow of
the Hill neighbourhood perimeter.
Guidelines
Development permits issued in Development Permit Area #1 Brow of the
Hill Multi-family shall be in accordance with the following guidelines:
 Locate building structures on the site to enhance views of the Fraser
River;
 Ensure that the architectural design is compatible with the existing
streetscape including the area’s historic character and the existing
single detached dwellings in terms of scale, massing, finish and
landscaping;
 Incorporate landscaping that contributes to the green space and open
space network in the neighbourhood;
 Encourage a pedestrian friendly streetscape which promotes a sense
of community and encourages residents and community members to
interact with each other;
 Incorporate noise attenuation measures into building construction on
busy streets; Comply fully with the principles of Crime Prevention
Through Environmental Design (C.P.T.E.D.); and
 Provide ground-oriented housing in a variety of housing unit sizes.
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APPENDIX D
DRAFT OF COMPREHENSIVE DEVELOPMENT
DISTRICTS (BROW MEWS) (CD-47)
ZONING SCHEDULE
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1047

Comprehensive Development Districts (Brow Mews) (CD - 47)

1047.1

The intent of this district is to allow ground oriented multi-family
development on compact lots at 1016, 1020 and 1022 Fourth Avenue.

Permitted Uses
1047.2

The following uses and no others shall be permitted in the (CD-47) district:

1047.3

Single detached dwellings to (RS-2) District standards

1047.4

The keeping of not more than two boarders or lodgers or four foster or
seven child care children within a dwelling unit

1047.5

Home based businesses

1047.6

Public utilities

1047.7

Row houses, townhouses and stacked townhouses

1047.8

Accessory buildings and uses provided that all accessory buildings and
uses

1047.9

If detached accessory building and structures,

1047.10

Doc # 370280

a)

shall not exceed one storey and no portion of the building shall
exceed 10 feet (3.0 metres) in height

b)

shall not be located closer than twice the width of the required side
yard from the window of a habitable room on an adjoining site
unless such window is above the roof line of such accessory
building;

c)

shall not be located closer than 5 feet (1.52 metres) from any front or
side site line;

d)

shall in total not cover more than ten percent (10%) of the site area.

If attached accessory buildings and structures,
a)

shall not exceed one storey nor a height of 15 feet (4.57 metres)
measured from the finished floor of such accessory building;

b)

shall not be located in the required front yard;

c)

shall not be located closer than twice the width of the required side
yard from the window of a habitable room on an adjoining site,
unless such window is above the roof line of the accessory building
or structure;
Page 1
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d)

shall not be located closer than 4.5 feet (1.52 metres) from any side
site line;

e)

shall in total not cover more than ten percent (10%) of the site area.

Height
1047.11

The height of a building shall not exceed 25 feet (7.62 metres).

Front Yard
1047.12

A front yard toward Fourth Avenue shall be provided of not less than 17.5
feet (5.3 metres) in depth.

1047.13

A front yard toward Augusta Street shall be provided of not less than 43.5
feet (13.3 metres) in depth.

Side Yard
1047.14

A side yard shall be provided on each side of the site of not less than 4.5
feet (1.4 metres).

Site Coverage
1047.15

All principal buildings in total shall not cover more than forty percent
(40%) of the site area.

Density
1047.16

A maximum of three units are permitted on any site.

Floor Space Ratio
1047.17

Despite Section 120.71, for the purpose of this Schedule, floor space ratio
means the numerical factor determined by measuring the horizontal crosssectional area of the principal building to the outside of the outer walls of
the building at each storey and determining the total of all such areas,
excluding any area having a floor to ceiling height of four feet (1.22
metres) or less.

1047.18

The floor space ratio shall not exceed a factor of 1.0.

Doc # 370280
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Site Area and Site Frontage
1047.19

A site shall be not less than 3,890 square feet (361.6 square metres) in area
and shall have a frontage of not less than ten percent (10%) of its perimeter,
unless Council determines upon a lesser frontage.

Off-Street Parking
1047.20

Doc # 370280

Off-Street parking shall be provided in accordance with the provisions of
Section 150 of this Bylaw.
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