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4.1
235 Durham Street
HER00477
An application has been received to enter into a Heritage Revitalization Agreement for the
property addressed as 235 Durham Street to relocate the 1899 house slightly east on the site,
restore the exterior, and subdivide the property into two lots. A new house that is respectful of
the heritage house is proposed for the new lot. Both houses will contain a secondary suite.
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REZ00081
An application has been received to rezone the property addressed as 467 East Eighth Avenue
from Single Detached Dwelling Districts (RS-1) to Single Detached Dwelling Districts (Small
Lots) (RS-5) for the purpose of subdividing the property into two lots.
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REZ00084
An application has been received to rezone the property addressed as 307 Boyne Street from
Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) to a Comprehensive
Development District in order to allow the development transition housing for first-time, lowincome adult mothers who may be at risk of having their babies placed into government care.

42

5.0

NEW BUSINESS

Doc# 391125

Page 1

1

Advisory Planning Commission Agenda
April 16, 2013

6.0

REPORTS AND INFORMATION

6.1

Master Transportation Plan Advisory Committee Update – Standing Item (Ken Williams)

7.0

CORRESPONDENCE

8.0

NEXT MEETING
May 21, 2013 (in Committee Room No. 2)

9.0

ADJOURNMENT
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ADVISORY PLANNING COMMISSION
Tuesday, March 19, 2013 5:00 p.m.
Committee Room No. 2

MINUTES
VOTING MEMBERS PRESENT:
Ken Williams
Andrei Filip
Peter Goodwin
Margaret Ross
Brian Shigetomi

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

VOTING MEMBER REGRETS:
Peter Hall
Andrew Orchard
Maryam Salmani
Bart Slotman

- Community Member
- Community Member
- Community Member
- Community Member

STAFF:
Mark Allison
Bev Grieve
James Hurst
John Stark
Lynn Roxburgh
Michael Watson
Donna Martin

- Senior Policy Planner
- Manager of Planning
- Development Planner
- Senior Social Planner
- Planning Analyst
- Planning Technician
- Committee Clerk

The meeting was called to order at 5:04 p.m.
1.0

ADDITIONS TO AGENDA
There were no additions to the agenda.

2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of February 19, 2013
MOVED and SECONDED
THAT the minutes of the Advisory Planning Commission meeting held on February 19,
2013 be received and adopted.
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CARRIED.
All members of the Commission voted in favour of the motion.
3.0

INFORMATION PRESENTATIONS

3.1

Envision 2032 Descriptions of Success (Mark Allison)
Mark Allison, Senior Policy Planner, reported the City of New Westminster is developing
a sustainability framework, or “Sustainability Lens,” that will be used to evaluate future
decisions and initiatives using economic, social, cultural and environmental criteria.
Envision 2032 is the name of this sustainability framework. More information on
Envision 2032 process, including background documents, can be found at
www.envision2032.ca
At the heart of Envision 2032 will be "Descriptions of Success," which describe the
successful and sustainable future that the City will work towards with community
partners in each of eleven policy areas. These policy areas are designed to address areas
where a community could and should be promoting sustainability. While many policy
areas are related, the Buildings, Sites and Urban Design and the Land Use and
Development policy areas are most closely related to the Commission’s work.
Mr. Allison reviewed the Descriptions of Success. The Commission was asked to send
him any input on the proposed Descriptions of Success, and to take the Envision 2032
Description of Success Survey found at www.surveymonkey.com/s/envision2032DoS
Mr. Allison posed two questions to the Commission:



Do the Descriptions of Success presented reflect where the City of New
Westminster should be by 2032?
What suggestions do you have to improve them?

Commission members questioned what this document would do for the City. There was
concern about achieving the goals when the City was required to partner with others to
achieve them. Mr. Allison outlined how Envision 2032 would be implemented:
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Council Reports. The “Sustainability Considerations” section in reports will
require an analysis of how proposals move us closer, or away from, Envision’s
sustainability vision
Sustainability Report Cards. These will be updated to reflect Envision 2032
directions.
Sustainability Indicators and Reporting. Indicators will be tracked, reported to
Council and made readily available for the public to review.
Staff Sustainability Team. An interdepartmental team is working to
institutionalize sustainability within their activities.
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Plan and Policy Updates. Updates, such as the OCP and subarea plans, will be
developed according to Envision 2032 directions. The upcoming OCP update, for
example will use the same headings as the policy areas in the sustainability plan.

MOVED and SECONDED
THAT the report from the Senior Policy Planner relating to Envision 2032 “Descriptions
of Success” be received for information.
CARRIED.
All members of the Commission present voted in favour of the motion.
Procedural Note: Lynn Roxburgh and Mike Watson joined the meeting at 5:30 p.m.
3.2

Queensborough Community Plan (Lynn Roxburgh)
Lynn Roxburgh stated the Planning Division is preparing the new Queensborough Plan.
The purpose of the plan is to provide a renewed vision to guide the future growth of the
Queensborough neighbourhood. Staff requested feedback on the content. Feedback will
be considered when final changes are made to the draft plan.
Commission members questioned the cost of producing this document. Bev Grieve
Manager of Planning explained the costs have been kept down as most of the work has
been done in-house with the exception of very complicated portions such as floodplain
issues which were done by the consultant. All agreed the bigger question is how to pay
for the implementation of the plan.
When all committee consultation is complete, the draft will be presented to Council and
then to the community at an open house.
Questions should be directed to Lynn Roxburgh at lroxburgh@newwestcity.ca or by
calling 604-515-3805. Additional background information can be found at
www.newwestcity.ca/queensborough.
MOVED and SECONDED
THAT the report from the Planner relating to the Queensborough Community Plan be
received for information.
CARRIED.
All members of the Commission present voted in favour of the motion.

3.3

467 East Eighth Avenue – David Guiney. Senior Planning Analyst

REZ00081

Bev Grieve, Manager of Planning reviewed an application to rezone the property
addressed as 467 East Eighth Avenue from Single Detached Dwelling Districts (RS-1) to
Single Detached Dwelling Districts (Small Lots) (RS-5) for the purpose of subdividing
the property into two lots.
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The area around this property is a variety of lot sizes, most being small lots. This is the
last lot on the block to be subdivided. Council’s policy is to preserve the housing if
possible. However when the property is in character with the area, rezoning can be
supported.
Being that the subject property has streets at both the front and rear property lines it is
being considered a “through site.” Therefore, a variance is required to allow the yard
abutting McDonald Street property line to be a rear yard. The variance process will
proceed simultaneously with the rezoning process underway.
Neighbours were contacted and an open house was held some time ago. This item will
go forward to Council after another open house has been held.
Procedural Note: John Stark joined meeting at 5:50
Architectural drawings were made available to the Commission. No questions or
concerns were raised by members.
MOVED and SECONDED
THAT the report from the Manager of Planning relating to 467 East eighth be received
for information.
CARRIED.
All members of the Commission present voted in favour of the motion.
3.4

307 Boyne Street – Aunt Leah’s Place

REZ00084

Margaret Ross declared a conflict of interest.
Michael Watson, Planning Technician reported an application has been received to
rezone the property addressed as 307 Boyne Street from Queensborough Neighbourhood
Residential Dwelling Districts (RQ-1) to a Comprehensive Development District in order
to allow the development of transitional housing for first-time, low-income adult mothers
who may be at risk of having their babies placed into government care.
John Stark, Social Planner stated that this proposal would provide four mothers and their
babies with safe, secure and subsidized housing for a period of two years. Participating
mothers would receive supports and access to off-site programming. The proposal would
meet the standards for accreditation through the Commission on Accreditation of
Rehabilitation Facilities.
Participating mothers would pay the shelter portion of income assistance, while funding
partners such as BC Housing, the Federal Government and the Vancouver and Central
City Foundations would pay the remainder. An operating agreement with BC housing
would stipulate core services, operations and terms.
The members questioned the impact and parking issues.
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Staff indicated that the proposal is similar to allowed residential uses anticipated in the
Official Community Plan and that the applicant will provide one off-street parking space
which should address most of their needs.
There will be a public open house (March/April).
MOVED and SECONDED
THAT the report from the Planning Technician relating to 307 Boyne Street for “Aunt
Leah’s Place” be received for information.
CARRIED.
All members of the Commission present voted in favour of the motion.
The meeting was recessed at 6:02 p.m. and reconvened at 6:30 p.m.
Procedural Note: Jim Hurst joined the meeting at 6:30 p.m.
4.0

REZONING

4.1

620 Salter Street and the adjacent 33 feet of the Boyne Street

REZ00049

Jim Hurst, Senior Planner reviewed an application to rezone the property addressed as
620 Salter Street and the adjacent 33 feet of the Boyne Street road allowance from
Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) to Queensborough
Townhouse Districts (RT-3) in order to allow the development of a 54 unit townhouse
development. (Architect: Matthew Cheng Architects Inc; Owner: CMS Development
Ltd)
Notification was sent to:
-the surrounding neighbourhood within 100 metres (124 notices);
-All Residents’ Associations;
-the Board of School Trustees; and
-Superintendent of Schools.
Staff identified the neighbourhood context and the civil works required for development
in the area. Staff identified that the dedications required for the road improvements would
all come from the properties at 620 and 702 Ewen. Staff discussed that the amount of
dedication and road construction would be the same if the properties were developed for
single detached housing.
Staff advised that the City has initiated studies as part of the next Official Community
Plan review for four potential Heritage Conservation Areas. The 200 block of Wood
Street is one of the areas. The study process will include consultation with the property
owners, residents and the Residents Association as well as the Heritage Advisory
Committee.
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John Coedrion came before the Commission to express his opposition to the City’s plan
to extend Wood Street and develop it to full width to service the development proposal.
He maintains widening the street will not accommodate the expected vehicle traffic, foot
traffic and parking. Another concern is the safety of the children who play in the area.
Mr. Coedrion indicated a petition is being circulated expressing these concerns which
will be brought to Council.
Marie Halfrights representing Eagle Crest Estates Strata Council raised concerns relating
to the ability of the school system to support the additional units and the increased traffic.
Rod McDonald, a Queensborough resident, believes the increased traffic without
sidewalks presents a danger to area children.
Mr. Hurst advised that Council has requested the applicants have a traffic study prepared
to the satisfaction of Engineering Services. That study will identify likely routes for
traffic.
Commission members expressed the same concerns as the residents to which Mr. Hurst
responded Engineering Services has designed the traffic study to address these issues and
a recommendation will be brought forward.
MOVED and SECONDED
THAT the Advisory Planning Commission supports the application providing the
applicant continues to work with Engineering Services to address traffic issues.
CARRIED.
All members of the Commission present voted in favour of the motion.
5.0

NEW BUSINESS

6.0

REPORTS AND INFORMATION

6.1

Master Transportation Plan Advisory Committee Update - Ken Williams
No report at this time.

7.0

CORRESPONDENCE

8.0

NEXT MEETING
April 16, 2013 (in Committee Room No. 2)

9.0

ADJOURNMENT
ON MOTION, the meeting adjourned at 7:20 p.m.
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Ken Williams
Chair
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Donna Martin
Committee Clerk
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Advisory Planning Commission

Date: April 16, 2013

From:

Julie Schueck,
Heritage and Community Planner

File:

Subject:

235 Durham Street –Heritage Revitalization Agreement Application

2608-20-53
HER00477

PURPOSE
The purpose of this report is to provide the Advisory Planning Commission with
information regarding the proposed Heriage Revitalization Agreement application for
235 Durham Street.
BACKGROUND
The house at 235 Durham Street was constructed in
1899 for Jacob and Kate Wilson (ancestors of the
current applicant). Jacob and his father ran a boat
building business that was located where the
Westminster Quay is now. At this time, the
property went from Durham Street to Eighth
Avenue, but the Wilsons subdivided the property
and gave the portion facing Durham Street to their
son (Malcolm) and his bride (Berta), who was the
daughter of the City’s first Chief Constable
(William James Huston). Their son (Leonard) was a well-known box lacrosse player and
worked at Fraser Mills. Their other son (Roy) was a member of the elite First Special
Services Force during World War Two, upon which the movie “The Devil’s Brigade”
was based.1
The house is an excellent example of an early working class house that retains most of its
original elements – wood drop siding, front porch, and front door with wood panelling
and inset glass.
The house is valued for its historic, aesthetic and associative significance.
1

Information from Statement of Significnace written by Raymon Letkeman.

#410671
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The applicant proposes to relocate the 1899 house slightly east on the site and to restore
the exterior in exchange for subdivision of the property into two lots. A new house that is
respectful of the heritage house is proposed for the new lot.
AREA MAP

CONTEXT
The house is situated in the Glenbrooke North Neighbourhood, between Second Street
and Fourth Street, and between Seventh Avenue and Eighth Avenue. The street is all
single detached residential and the lots range in size from 4410 ft² (409.70 m²) to 9801
ft² (910.54 m²). The majority of lots are about 817.55 m² (8800 ft²) in size.
The single detachd dwellings range in age from the subject property which dates to 1899,
up to the most recent constructed in 2012. Most of the dwellings on the street were
constructed before 1945.
The subdivision pattern on the street has a mix of narrow lots and standard sized lots. Of
the 16 lots on the north side Durham Street, 7 have lot frontages of 40 ft (12.19m) or less
and on the south side of Durham Street, 3 lots out of 14 fall into the same category.
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CONTEXT MAP SHOWING SITE AREA AND FLOOR SPACE RATIO
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TABLE SHOWING SITE AREA AND FLOOR SPACE RATIO
Colour Key:

Green
Blue
Orange

ADDRESS
235 Durham – Proposed
23? Durham – Proposed
North Side
203 Durham
211 Durham
213 Durham
219 Durham
223 Durham
227 Durham
231 Durham
239 Durham
301 Durham
303 Durham
397 Durham
309 Durham
311 Durham
313 Durham
315 Durham
South Side
206 Durham
208 Durham
210 Durham
212 Durham
216 Durham
220 Durham
224 Durham
228 Durham
302 Durham
306 Durham
308 Durham
310 Durham
314 Durham
316 Durham

Sites under 5000 square feet
Sites under 6000 square feet
Sites with 0.50 or higher floor space ratio
SITE AREA (Sq Ft)
4400 min
4400 min

FLOOR SPACE RATIO
0.60 max
0.60 max

4901
4901
9801
9801
8851
8823
8821
8851
4410
4425
8821
5796
5940
5940
8851

0.50
0.29
0.30
0.32
0.21
0.50
0.47
0.26
0.20
0.12
0.29
0.49
0.50
0.40
0.28

9801
9801
9801
8821
8851
8851
8851
8840
8821
5881
5866
5900
8851
8821

0.31
0.27
0.35
0.32
0.27
0.26
0.26
0.26
0.28
0.30
0.45
0.55
0.29
0.31
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SITE INFORMATION
Owner/Applicant:
Official Community
Plan Land Use
Designation:

G. Wilson Construction Co. Ltd.
(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.

Existing Zoning:

Single Detached Dwelling Districts (RS-1)

Proposed Zoning:

Heritage Revitalization Agreement and
Single Detached Dwelling Districts (RS-1)

Existing Site
Characteristics:

Frontage:
Ave. Depth:
Site Area:

59.40 ft (18.11 m)
149.00 ft (45.42m)
8851 ft² (822.28m²)

EXISTING POLICY/PRACTICE
A Heritage Revitalization Agreement (HRA) is a voluntary agreement between a
property owner and the local government, authorized by bylaw. The agreement allows
local governments to supersede local zoning regulations and to provide incentives which
would make it viable for owners to conserve and preserve property of heritage merit.
Provisions for local governments to negotiate HRAs are set out in Section 966 of the
Local Government Act. The mechanism provides flexibility and can ensure the retention
of non-conforming heritage resources that may otherwise be demolished.
A Heritage Designation Bylaw is a form of land use regulation that places long-term
protection on the land title of a property and which is the primary form of regulation that
can prohibit demolition. Any changes to a protected heritage property must first receive
approval from City Council (or its delegate) through a Heritage Alteration Permit.
Provisions for the local government to place Heritage Designation Bylaws on properties
are set out in Sections 967, 968 and 969 of the Local Government Act. It is the City’s
policy to place a Heritage Designation Bylaw on a property that receives a Heritage
Revitalization Agreement.
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Council has identified that all pre-1900 houses are particularly significant and every
effort should be made to encourage their retention.
ANALYSIS
There is widespread recognition in the community that there should be a variety of
heritage incentive tools that assist and encourage property owners to conserve their
heritage buildings. Certain zoning relaxations, including subdivision, are seen as
appropriate incentives that offer property owners a financial resource that can be used for
heritage conservation purposes, or release them from financial obligations that would be
necessary without the relaxations.
Council has directed, with the support of the Community Heritage Commission, that
proposals which intend to retain pre-1900 buildings should be strongly encouraged. This
coincides with the Heritage Property Review Policy which states that any demolition
application for a pre-1900 building be reviewed by Council. These buildings are rare in
the City and, as such, extra steps are being taken to support their retention and
restoration.
The HRA application for 235 Durham proposes to relocate the 1899 house slightly east
on the site and to restore the exterior in exchange for subdivision of the property. A new
house that is respectful of the heritage house, but which does not imitate it, is proposed
for the new lot. A secondary suite is being proposed for each house.
Staff have identified the following zoning variances/relaxations for this HRA application:

Lot Size
Frontage
10% of perimeter of
each lot = 35’-6”
Front Yard
Setback
20% of depth for
each lot = 29’-7”
Floor Space Ratio

Zoning Bylaw
RS-1
6000 sf
(557.40 sm)
35.6 ft
(10.85)

HRA
235 Durham
4400 sf min
( 408.77sm min)
29.5 ft min
(9 m min)

HRA
New Lot
4400 sf min
(408.77sm min)
29.5 ft min
(9 m min)

29’-7”
(9.08m)

25 ft min
(7.62 m min)

25 ft min
(7.62 m min)

0.50

0.60 max

0.60 max

In addition to the above relaxations, the applicants are requesting that there be a shared
driveway between the two houses in order to access the off-street parking spaces. The
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number of off-street parking spaces conforms to the Zoning Bylaw, which in this case
will result in two parking spaces per lot (one for the main unit and one for a secondary
suite).
The proposed HRA meets the heritage conservation goals in the Official Community
Plan, in particular the preservation of an historic asset, the protection of the scale and
character of an existing streetscape, and the requirement that the new building respect
adjacent heritage sites. (Official Community Plan, p. 72)
COMMUNITY HERITAGE COMMISSION
The proposal was presented to the Community Heritage Commission (CHC) on April 3,
2013. The CHC unanimously supported the proposal, stating that the subdivision and
other zoning relaxations were fair benefits for the retention and restoration of the 1899
house.
GLENBROOKE NORTH RESIDENTS’ ASSOCIATION
The proposal was presented to the Glenbrooke North Residents’ Association (GNRA) on
March 20, 2013. At that stage of the design process, the proponants were requesting a
relaxation for off-street parking from two per lot to one per lot. After hearing concern
from some of the residents regarding the likelihood of increased street parking demand at
the completion of this project, the applicants revised their design to include all of the
required off-street parking in a combination garage and parking pad per lot. They
propose using pavers for the parking pads in order to reduce the amount of hard surface
that will be required to accommodate two parking spaces per lot.
CONCLUSION
The retention and exterior restoration of a pre-1900 house on Durham Street using a
Heritage Revitalization Agreement would provide long-term legal protection and increase
the future viability of the house.

Report Author

Julie Schueck,
Heritage and Community Planner
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APPENDIX A
Site Plans and Front Elevation
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date: April 16, 2013

From:

John Stark,
Senior Social Planner

File:

Subject:

Rezoning Application for 307 Boyne Street – Rezoning Report

REZ00084

PURPOSE
A rezoning application has been received for 307 Boyne Street to rezone the property
from RQ-1 to a Comprehensive Development District in order to allow for the
development of housing for first-time, low-income adult mothers who may be at risk of
having their babies placed into government care. This housing, which could
accommodate a total of four mothers and their babies, would provide a safe and
supportive environment for up to 18 months.
The purpose of this report is to seek a recommendation from the Advisory Planning
Commission on the proposed application.
BACKROUND
Applicant, Owner and
Operator:

Aunt Leah’s Place

OCP Land Use
Designation:

RL – Residential Low Density

Existing Zoning:

Queensborough Neighbourhood Residential Dwelling Districts
(RQ-1)

Proposed Zoning

Comprehensive Development District

Doc#411188
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SITE CONTEXT
The subject site is located on Boyne Street about 150 feet (45.72 metres) north of Ewen
Avenue. A map showing the context is attached as Appendix A. The site is surrounded
primarily by lots used for single detached residential uses.
PROPOSAL
Aunt Leah’s Place, which operates life-skills, residential and training programs in Metro
Vancouver, is proposing to develop a ‘Thresholds House’ at 307 Boyne Street in New
Westminster.
The proposal (letter of intent attached in Appendix B) would address the needs of firsttime, low-income adult mothers who may have their babies placed into government care
if they cannot locate safe and secure housing and obtain supports to assist them with lifeskills and parenting. Eligibility for referral to the program is limited to mothers who are:





at-risk of being homeless;
at-risk of losing custody of their babies;
have no current criminal involvement; and
demonstrate a willingness to maintain an alcohol and drug free life.

The proposal would provide four new mothers and their babies with safe, secure and
subsidized housing for up to 18 months. Participating mothers would receive supports
and access off-site programming to create a healthy environment for themselves and their
babies. These supports would include access to Transition and Family Support Workers
and weekly life-skills and training sessions.
Participating mothers would pay the shelter portion of their income assistance, while
funding partners such as BC Housing, the Federal Government, and the Vancouver and
Central City Foundation would pay the remainder.
The proposal would meet the standards for accreditation through the Commission on
Accreditation of Rehabilitation Facilities and would have an operating agreement with
BC Housing, with the latter stipulating core services, operations and term.
EXISTING POLICY/PRACTICE
The Official Community Plan (OCP) land use designation is RL. The OCP states:
(RL) Residential – Low Density: This area will contain low density residential uses
including single detached houses, houses with a secondary suite, duplexes, detached
Doc #411188
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townhouses, low density multi-family uses, churches and may contain small scale
local commercial uses such as home based businesses and corner stores.
The proposed development is consistent with the OCP land use designation and is similar
in scale to allowed residential uses anticipated in the OCP. Additionally, the scale of the
non-residential uses are similar to services offered in single detached residential uses
permitted in this designation.
The proposal is supportive of the following City policies:
 the Affordable Housing Strategy (February 2010), as it supports the following goal:
To improve the choice of housing for New Westminster’s low and moderate income
residents and households with unique needs.
 the Homelessness Action Strategy and Implementation Plan (October 2006) and its
overall goal of: creating a continuum of housing, income and support for alleviating
homelessness, including transitional and supported housing.
ANALYSIS
The rezoning application to rezone this property to a comprehensive development district
is required in order to allow the use with the proposed number of individuals living in the
home and the proposed services offered.
Prior to the purchase of the site by the applicant, the existing attached garage at the front
of the property was enclosed and converted into a bedroom. As such, the site does not
have a Zoning Bylaw compliant off-street parking space.
The applicant reports that the residents would not be in a financial position to own a
vehicle, as they are on income assistance. The applicant also reports that there would
normally be only one staff member on site at any given time, with the exception being
during staff shift changes. The applicant also notes that their staff often use transit. Health
practitioners (e.g., home nurse, etc.) and other third party social resources periodically
visit and stay for short periods of time. As such, staff is recommending that the applicant
provide one off-street parking space.
The applicant is proposing that one standard sized parking space (8.5 feet in width and
17.33 feet in depth) be provided between the north elevation of the building and the north
property line. The bylaw does typically require that an additional 0.30 metres (1 foot) be
provided where a parking stall is adjacent to a wall (or similar structure more than 0.30
metres / 1 foot in height). This regulation is to ensure that there is adequate space for car
doors to swing out and allow vehicle occupants to exit the vehicle.
Doc #411188
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The parking stall being proposed is between a fence and a building wall and, as such,
0.30 metres would be required on each side of the parking space (0.6 metres / 2 feet
total). In this case, the parking space is only anticipated to be used by staff (as residents
are not likely to be in a position to afford a vehicle) who would normally be driving to the
site on their own with no passengers. As such, the 0.30 metres (1 foot) on the passenger
side of the vehicle space is not required. The applicant is proposing to have the
comprehensive development zone include a requirement of 0.41 metres (1.33 feet) on the
driver side of the parking stall rather than 0.30 metres (1 foot) on each side of the parking
space.
Staff is continuing to work with the applicant to address considerations related to site
design and flood control requirements and any necessary associated requirements.
The proposal is consistent with the Official Community Plan and is supportive of the
City’s Affordable Housing and Homelessness Action Strategies, as it would assist
households with unique needs. More specifically, it would assist first-time, low-income
adult mothers to acquire safe and secure housing, gain greater independence and retain
custody of their babies. Of note, the last stage of the program is transitioning participating
mothers to permanent housing.
The program would be accredited and there would be an operating agreement with BC
Housing. Additionally, there would be an annual external evaluation conducted by the
McCreary Centre Society, plus monthly reporting to Metro Vancouver and the Federal
Government. This accountability would help to ensure that the program meets the needs
of participating mothers and is a good neighbour.
SUSTAINABILITY REPORT CARD
A Sustainability Report Card has been received for this proposal, which is attached in
Appendix C.
The proposal demonstrates support of the City’s environmental sustainability objectives
in terms of retaining existing trees, following BCSLA landscaping standards, providing
drought tolerant plants and using compact florescent and LED lighting. Social, cultural
and economic objectives are addressed through the provision of long term rental housing,
the provision of on-site private amenities and the creation of both full-time and part-time
staffing positions. Development Services staff will continue to work with the applicant to
look for further opportunities. The following table summarizes key attributes:

Doc #411188
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Environment
Social and Cultural
Highlights of the proposal:
Retaining existing trees
Provision of long term
rental housing
Provision of drought
On-site private
tolerant plants
amenities
Use of CFL and LED
lighting
Items not pursued in the proposal:
Various items need to
None
be included on drawings

Economic
Creation of 2 F/T and 2
P/T jobs
Increased value of
improvements and tax
base

None

PROCESS
The applicant has had their application reviewed by Planning Division staff. The next
steps and the estimated timeline are as follows:
 Preliminary Report to Council (March 11, 2013 – Completed)
 Advisory Planning Commission (APC) Land Use Presentation (March 19, 2013 Completed)
 Applicant led Public Open House (March 26, 2013 – Completed)
 Forwarded to Queensborough Residents’ Associations (March 19, 2013 - Completed)
 Return to APC for Rezoning Submission (April 16, 2013)
 Forwarded to Council for First and Second Readings (May 13, 2013)
 Public Hearing (June 17, 2013)
 Final Adoption
CONCLUSION
A rezoning application has been submitted in order to allow the lot at 307 Boyne Street to
be used by Aunt Leah’s to provide four new mothers and their babies with safe, secure
and subsidized housing for up to 18 months. The proposal is consistent with the Official
Community Plan and supports goals in the Affordable Housing and Homelessness Action
Strategies. However, a rezoning is required as the existing zoning does not permit the
proposed use. The application will be presented to the community for public input and
will be reviewed by other City Departments.
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_____________________________

John Stark,
Senior Social Planner
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Michael Watson,
Planning Technician
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Appendix A
Site Context Map – 307 Boyne Street
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Appendix B
Application Materials including Letter of Intent, Site Plan &
Sustainability Report Card
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ORGANIZATIONAL MANDATE
Aunt Leah’s Place helps prevent children in foster care from becoming
homeless, and mothers in need from losing custody of their children. To
support them on their journey to self-sufficiency, Aunt Leah’s has
provided supported housing, job training and coaching on essential life
skills to youth-at-risk in Greater Vancouver for the last 25 years.

THRESHOLDS HOUSE
Aunt Leah’s Thresholds House is one of two rental subsidy programs
that operated by Aunt Leah’s. Thresholds provides first-time, lowincome, adult mothers – who are at risk of losing their babies to the foster care system – with
subsidized housing, and off-site help in learning how to care for their baby, plus support in
creating a healthy environment for themselves and their child. Participants typically stay at
the house somewhere between six months and two years, although extensions may be possible,
according to the moms’ and babies’ needs.
Thresholds works to transition moms and babies across the ‘dotted line’ barrier of the
Affordable Housing Continuum model, used by the City of New Westminster’s Affordable
Housing Strategy, moving residents from Temporary Transitional Housing to Permanent
Housing. A core strength of Thresholds is that it operates under the umbrella of Aunt Leah’s
Link Program; therefore, after moms and babies complete their tenure at Thresholds and
transition to Permanency, they can still receive support in maintaining their housing from
trusted Aunt Leah’s Support Workers.

Thresholds works to
transition Low‐
Income Moms and

1
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Therefore, Thresholds is simply the entry point for these moms and babies into the broader
Link program. These women have made a powerful choice to have – and keep – their babies.
The Link program is there to support this decision. Thresholds House gives vital support
during the tenuous first 6 months to two-years of new parenthood. The last stage is the
transition to permanent housing. During this time, the mom’s and babies retain access to the
trusted Transition and Family Workers with whom they built relationships. This is done
through drop-ins, scheduled meetings and weekly life-skills programming provided by The
Link. The support is there for acquiring and maintaining housing, employment, and education
– plus emotional support and emergency food, clothing and shelter. Since 1988, Aunt Leah’s
has embraced this ‘attachment model’ of care – acting as trusted family and a consistent
community, with ongoing, needs-based care and support.

THRESHOLDS ELIGIBILITY
This program is for women who are about to give birth or who have just given birth and are





At risk of being homeless
At risk of losing custody of their children
Have no current criminal involvement
Maintaining an alcohol and drug free life

OFF-SITE PROGRAMMING INCLUDES:








Post-natal support
Nobody’s Perfect Parenting Program
Mother Goose Workshop
Nipissing District Developmental Screen (NDDS)
Aboriginal Infant Development Program (AIDW)
Life Skills Assessment
Scheduled weekly programming that encourages mom and baby bonding and develops
parenting skills

THRESHOLDS PARTICIPANTS RECEIVE







Individual Service Plan based on strengths and abilities
Affordable, safe, clean furnished accommodation
5 hours a week with a Family Support Worker
24 hour emergency access to Support Workers.
Essential Skills Workshops
Opportunities for healthy leisure and recreation
2
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Information and connections to community resources

All Thresholds residents have one thing in common: they are new mothers who face the threat
of having their children taken into government care if they cannot secure safe housing and
obtain extra off-site supports for parenting and life skills. Thresholds offers a safe, affordable
place for homeless moms to reside without the fear of apprehension of their newborn into the
Foster Care System. The participants housing portion of their Income Assistance pays for a
portion of costs at 307 Boyne Street (Queensborough), while funding partners such as the
Federal Government of Canada, BC Housing, Vancouver Foundation, and Central City
Foundation subsidize the remainder (see full list of partners in Appendix).
An off-site Aunt Leah’s Transition Worker helps these mothers in employment counseling, job
and housing search, educational goals, and any court ordered stipulations surrounding child
custody, such as, drug and alcohol counseling or parenting programs.
The Thresholds care-model works from the basis that a new baby is, in fact, an economic and
social opportunity for these women to get off the street (if they are on the street), re-integrate
with their families and find education and employment opportunities. The birth of a child
offers an opportunity to reestablish connections with parents and grandparents. The value of
the renewal of this type of familial support system should not be underestimated; it can be an
integral step in the reformation of these women’s social and economic lives.
The communal living at Thresholds also means that these new mothers can create their own
support networks. Instead of parenting in isolation, the mothers create community through
shared childcare; helped each other with errands; or group excursions. The community created
by these women during their time at Thresholds continues on after they move on to permanent
housing.
In short, Thresholds is safe and affordable housing where the inspiration of giving birth can
lead to new positive lifestyle choices; reconnections and mending of broken relationships
among extended family members; and opportunities to learn new skills and priorities within a
community of other women experiencing similar challenges.
MANAGEMENT & OVERSIGHT




Thresholds meets the standards for Accreditation through the Commission on
Accreditation of Rehabilitation Facilities, CARF International. Aunt Leah’s, as an
organization, has been accredited by CARF on three separate occasions (2011, 2008 &
2005) and will go through the accreditation process again in 2014.
Funding commitments through Vancouver Foundation stipulate annual external
evaluations of The Link, Thresholds and Essential Skills workshops, to be
3
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performed by McCreary Centre Society (available upon request).





Stringent monthly outcomes and financial reporting to Federal Government of Canada,
Metro Vancouver, Regional Steering Committee on Homelessness, and Vancity
Community Foundation.
Operating Agreement with BC Housing stipulates core services, operations, and term.
In-house management includes Intake and Discharge Surveys; Individualized Service
Plans; daily check-ins with participants; Health and Safety protocols,

NEED
Thresholds is a cost-effective early intervention in helping prevent children and babies from
entering the foster care system. Children who become youth-in-care– either transitionally or
permanently– are statistically much more likely to experience future homelessness. Various
studies, based in BC, Canada and the United States, consistently show that half or more of
homeless individuals identify as former foster children. For example, In British Columbia, 65%
of all people who live on the street are former kids in care1; of homeless youth, approximately
half are current or former foster children2 3. We also know that youth homelessness in Greater
Vancouver is on the rise.
According to the 2011 Metro
Vancouver Homelessness
Count, there has been a 29%
increase in youth
homelessness since 20084.
This trend has occurred despite a general improvement in homelessness levels across the
GVRD in the previous three years.
Thresholds allows low-income moms the opportunity to retain custody of their child.
Avoidance of a child becoming a ward of the court is a highly effective way to statistically
reduce a child's possibility of encountering a host of unfortunate social, economic, educational
and health outcomes, while saving taxpayers money. According to the 'Joint Special Report,
Kids, Crime and Care, Health and Well-Being of Children in Care: Youth Justice Experiences
and Outcomes' (2009), 41% of foster youth have been involved with the justice system by the
age of 21. In BC, it costs $215,000 per year for each youth in custody. Further, 88% of youth
1

Study Commissioned by BC Federation of Foster Parent Associations, see http://www.straight.com/article-124525/neglected-by-theprovince-foster-care-is-a-fast-track-to-the-streets
2
Rutman, Deborah, et al. When Youth Age Out of Care -- Where to from there?. Victoria, B.C.: Research Initiatives for Social Change Unit,
School of Social Work, University of Victoria, 2007. <http://www.llbc.leg.bc.ca/public/PubDocs/bcdocs/434692/WhenYouthAge2007.pdf; >
3
Kraus, Deborah, et al. Vancouver Youth Housing Options Study. Vancouver, B.C.: Vancouver Youth Funders Committee, 2007; 2010.
<http://proxy.lib.sfu.ca/login?url=http://site.ebrary.com/lib/sfu/Doc?id=10418547>.
4
MetroVancouverHomelessCount2011,http://stophomelessness.ca/wpcontent/uploads/2011/05/v8_preliminaryreport_may23_finalversion.pdf
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in care receive income assistance at age 19. The same report suggests that "intervening as early
as possible with at-risk mothers-to-be…is beneficial to promoting healthy childhood
development and has long-term social and economic benefits. Early, supportive intervention
can help parents take care of their children while reducing a child's later criminal involvement,
and improving their educational achievement and employability options". Another Joint
Special Report, 'Health and Well-Being of Children in Care In BC: Report on Educational
Experience and Outcomes' (2007) shows that only 21% of foster youth graduate from high
school within six years of enrollment in Grade 8. For those youth in care who have had
experience in the justice system, this graduation rate drops to 13%. Programs like Thresholds
can create new trajectories of development for the some of the most marginalized youth in our
province while creating positive results for taxpayers.
Thresholds also gives low-income moms a vital opportunity to develop parenting skills and life
skills through nurse home visits and off-site workshops. A cost-benefit study by the Rand
Corporation of the Nurse-Family Partnership (NFP), which gives supports to low-income moms
with regular nurse home visits and parenting/life skills education, have a purported long-term
social return on investment of $5.70 for every $1 spent on programming. Such gold-standard
economic quantitative analysis of early interventions for at-risk mothers, by one of the most
qualified and independent organizations in the world, gives credence to advice given above by
the Joint Special Reports. Formal announcement of an NFP project was announced by the BC
government in Summer 2011. Aunt Leah's began a partnership with this NFP project in 2012.

RELATIONSHIP WITH CITY OF NEW WESTMINSTER
Aunt Leah’s Place is excited to help The City of New Westminster fulfill its role in maintaining
and gaining a continuum of affordable housing for its citizens.
Thresholds helps The City of New Westminster to meet the two primary goals of its Affordable
Housing Strategy Work Plan (February 2012):
1. To preserve and enhance New Westminster’s stock of safe, appropriate and affordable rental
housing.
2. To improve the choice of housing for New Westminster’s low and moderate income residents
and households with unique needs.
Aunt Leah’s operating agreement with BC Housing guarantees three decades of affordable
housing for low-income moms and babies; thus helping to fulfill New Westminster’s goal “to
preserve and enhance New Westminster’s stock of safe, appropriate and affordable rental
housing”. Thresholds works specifically with low-income mothers facing homelessness and the
custodial loss of their new born; therefore, Aunt Leah’s helps New Westminster’s low-income
5
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“residents and households with unique needs” have a greater choice of housing and helps to
“limit the loss of existing rental housing”. This opportunity to communicate with the City of
New Westminster also fulfills the work plan’s goal that “staff…continue to communicate with
BC Housing…to ensure that the City is aware of new affordable housing initiatives”.

Thresholds also works to fulfill the long term goals of the Homelessness Action Strategy and
Implementation Plan For New Westminster (December 2006). Thresholds receives a portion of
its funding through the federal Homelessness Partnering Strategy (HPS), therefore our
programs are consistent with the priorities and objectives of 3 Ways to Home, and the GVRD
Regional Homelessness Strategy endorsed by member cities, including New Westminster.
New Westminster’s Homelessness Action Strategy supports three elements: Housing
Continuum; Adequate Income; and Support Services. As mentioned previously, Thresholds
provides transitional to permanent housing within the Housing Continuum. Additionally, the
Thresholds housing models works to stretch the shelter portion of moms and babies Income
Assistance vis-a-vis third-party subsidies; last, Aunt Leah’s provides the off-site Support
Services of Drop-In Centres and Outreach Services.
Most importantly, Thresholds follows the ‘best practice’ of housing first. This falls in line with
New Westminster’s Homelessness Action Strategy and Implementation Plan, “which recognizes
the increasing prominence in Canada and the United States of the concept of housing first.
Housing first is an approach to addressing homelessness based on the premise that homeless
individuals and families can best address the reasons for their homelessness from a position of
stable housing…Using the housing first approach, homeless individuals are moved directly, and
as quickly as possible, into permanent housing, either from the street or from an emergency
shelter, and are linked to services to help maintain their housing. Housing first leads to an
approach to homelessness that focuses on the availability of affordable housing and prevention
of eviction”.

REZONING
The rezoning of 307 Boyne would allow four mothers and their babies with safe, secure and
subsidized housing for up to two years. It is also hoped that the rezoning would allow Aunt
Leah’s staff to use a portion of the accessory building at 307 Boyne as office space and another
portion for the aforementioned programming (pre- and post-natal, parenting workshops, nurse
home visits, infant development, lifeskills etc.) exclusively for the Thresholds’ moms.
Parking would not be a concern with this application. These women are not in a financial
position to own a vehicle. One parking space should be allowed for one staff person per 246
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hour day – although Aunt Leah’s staff often uses transit due to improved service to
Queensborough. Two parking spots would only be needed during short visits from health
practioners (nurse home visits) and other third-party social resources.

OTHER AUNT LEAH’S PROGRAMS
For 25 years, Aunt Leah’s Place has run various residential, training, and life skills programs
throughout Metro Vancouver. Since 1988, Aunt Leah’s House has provided supported
housing for pregnant and parenting teen moms under the age of 19 who are in the care of the
Ministry of Children and Family Development. Since 1994, Support Link has housed foster
teens 15 – 18 years of age, who preparing to live on their own. We provide them with a
basement suite; a supportive landlord; as well as pre-employment and essential skills training
in order to expedite their self-sufficiency as they are forced out of government care. Since
2006, The Link is one of the few programs in Canada that guarantees a level of support, care
and planning for former foster children past the age of nineteen by the same trusted adults that
cared for them through late childhood. The Link extends a continuum of care for foster youth
into early adulthood – thus mimicking the trend happening within traditional homes – and
fulfilling the recommendations of the provincial Joint Special Report; Health and Well-Being of
Children In Care In British Columbia (2007) that financial and other supports should be
provided for youth leaving continuing care at age 19 to assist with ongoing education, training,
upgrading and life skills development5. The Link does this through through drop-ins &
scheduled meetings for housing or job searches; weekly life-skills training; weekly group meals;
computer access; pre-employment training; academic tutoring; emotional support; referral
services; emergency food and clothing; subsidized housing for those pursuing their education;
and other social, spiritual, cultural and recreational activities.

5

See: http://www.health.gov.bc.ca/library/publications/year/2007/Children_in_care_joint_special_report.pdf
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APPENDIX I: Thresholds’ Partnering Organizations
Contributor

Type

Role and Responsibilities

International NGO

Accreditation

Government

Funded in part by the
Government of Canada’s
Homelessness Partnering
Strategy (HPS)

Regional Governance

HPS Fund Management

Regional Steering
Committee on
Homelessness
Foundation

HPS Fund Management
HPS Fund Management

Provincial Agency

Provision of below market
financing

John Hardie-Mitchell Foundation

Non-Profit

Funding for Mortgage
Payment on one House and
Funding for Lifeskills
Workshops

Pacifica Family Addictions
Foundation

Non-Profit

Maintenance, Replacement,
and Contingency Fund

Vancouver Foundation
Vancity
Coast Capital

Non-Profit
Corporate
Corporate

Link Funding
Staff Funding
Staff Funding

Post-secondary
Institution

Program Space, in-kind
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1

EXISTING REAR YARD PLAN
SC: 1/4" = 1'-0"

LIFESKILLS
PROGRAMMING
MULTI-PURPOSE
ROOM

BABY
CHANGE
AREA

W/C

50'-0"

22'-0 5/8"

VEGETABLE GARDEN

CHILDREN'S
PLAY AREA

21'-11"

PROPOSED OFFICE SPACE

BUILT-IN STORAGE CABINET (MAPLE
FACE CABINET GRADE PLY)

BUILT-IN STORAGE CABINET (MAPLE
FACE CABINET GRADE PLY)

3 CLASS "A" BICYCLE
STORAGE SPACES

NEW
ENTRY

3'-8 1/8"

3'-9 5/8"

drought resistant
landscaping

PROPOSED FENCE

new hardscaping

PATIO

GRASS LAWN

approx. slope 1:10

NEW WINDOW T.B.D.

DN

existing concrete retaining wall - 2' height

27'-7 7/8"
PROPOSED REAR YARD BUILDING

3'-11 1/4"

50'-0"

3'-8 1/8"

3'-9 5/8"

existing tree

33'-7 7/8"
down

3'-10 1/2"

PROPERTY LINE

3'-10 1/2"

PROPERTY LINE

GRASS LAWN

EXISTING
UNFINISHED
BUILDING

EXISTING WINDOW

DN

2

SC: 1/4" = 1'-0"

EXISTING WINDOW
EXISTING WINDOW
NEW WINDOW T.B.D.

EXISTING WINDOW
EXISTING WINDOW
EXISTING WINDOW

22'-0 5/8"

VEGETABLE GARDEN

21'-11"

existing tree

27'-7 7/8"
6'-0"

existing concrete retaining wall - 2' height

33'-7 7/8"

3'-11 1/4"
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29.3

13.63

5.63
5.47

29.3

13.63

5.63
5.47

ROOF PEAK

BOTTOM OF FLOOR JOISTS

DOOR SILL
T.O. FINISHED FLOOR

ROOF PEAK

BOTTOM OF FLOOR JOISTS

DOOR SILL
T.O. FINISHED FLOOR

3

existing fence & gate

existing porch over,
aluminum soffit

4.
9

1

4.
6
2

1

ext. lighting

HORIZONTAL VINYL SIDING

58"w x 40"h
(slider window)

58"w x 40"h
(slider window)

4.
8
4

58"w x 40"h
(slider window)

58"w x 40"h
(slider window)

HORIZONTAL VINYL SIDING

FRONT ELEVATION - EXISTING
SC: 1/4" = 1'-0"

bay window

46"w x 40"h
(slider window)

REAR ELEVATION - EXISTING
SC: 1/4" = 1'-0"

4

8

ASPHALT SINGLES

existing fence & gate

2x8" FACIA

4.
4

13.63

.8
1

2

47

3.
7

4.

4

existing porch over,
aluminum soffit

plantings T.B.D.

new gate
new fence

4.
9

1

4.
6

2

2

HORIZONTAL VINYL SIDING

NEW 58"w x 40"h
(slider window)

58"w x 40"h
(slider window)

58"w x 40"h
(slider window)

4.
8

FRONT ELEVATION - PROPOSED

new window
32"x60"

bay window

SC: 1/4" = 1'-0"

30" entry
door

ext. lighting

30" entry
door

new window
32"x60"

plantings
T.B.D.

REAR ELEVATION - PROPOSED
SC: 1/4" = 1'-0"

new privacy
screen

4

58"w x 40"h
(slider window)

HORIZONTAL VINYL SIDING

58"w x 40"h
(slider window)

4

.8
1

4.
4

8

3.
7

2

ASPHALT SINGLES

2x8" FACIA

4.

47
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23.2

3.56

23.2

3.56

ROOF PEAK

T.O. FINISHED FLOOR

ROOF PEAK

T.O. FINISHED FLOOR

2.
84

3

1

34

3.
34

NW SIDE ELEVATION (ACCESSORY BUILDING) - EXISTING
SC: 1/4" = 1'-0"

3.

SW ELEVATION (ACCESSORY BUILDING) - EXISTING
SC: 1/4" = 1'-0"

3.

77

4.

56
2.

84

4

2

34

3.

34

NW SIDE ELEVATION (ACCESSORY BUILDING) - PROPOSED
SC: 1/4" = 1'-0"

3.

SW ELEVATION (ACCESSORY BUILDING) - PROPOSED
SC: 1/4" = 1'-0"

3.

77

4.

56
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Appendix C
Comprehensive Development District (Aunt Leah’s) (CD-48)

Doc #411188

1048.

Comprehensive Development District (Aunt Leah’s) (CD-48)
The intent of this district is to allow for temporary supported housing for up to four
mothers and their babies for a time period not exceeding 18 months.
Lots zoned CD-48 shall comply with the regulations and requirements of the
Queensborough Neighbourhood Residential Dwelling Districts (RQ-1), except:
a)

“Supported housing” for up to four mothers and their babies provided that no
mother and their baby stay for a period longer than 18 months” shall be a
permitted use in addition to the other uses permitted in the RQ-1 zoning district;

b)

Off-Street parking shall be provided in accordance with Section 150 of this
Bylaw except that the following requirements shall apply:
One standard sized parking space shall be provided for “Supported
housing for up to four mothers and their babies” use;

ii)

Despite similar regulations in Section 150 of this Bylaw, 0.41 metres
(1.33 feet) shall be provided adjacent to the driver’s side of a parking
space required for “Supported housing for up to four mothers and their
babies” use if the parking space is adjacent to a wall or similar structure
0.3 metres (1 foot) in height or more on either side of the parking space.
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