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Halkomelem speaking peoples. We acknowledge that colonialism has made invisible their histories
and connections to the land. As a City, we are learning and building relationships with the people
whose lands we are on.
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ADVISORY PLANNING COMMISSION 
 

Tuesday, September 21, 2021  
Meeting held electronically and open to public attendance in Council Chambers 

  

MINUTES 
 

VOTING MEMBERS PRESENT: 

Ken Bourdeau  - Chair, Community Member* 

Margaret Fairweather - Community Member* 

Andrew Feltham  - Community Member * 

Tasha Henderson  - Community Member* 

Christa MacArthur  - Community Member* 

Angel Manguerra  - Community Member* 
 

REGRETS: 

Anthea Darychuk  - Community Member 

Kseniia Latek  - Community Member 

Christopher Lumsden - Community Member 
 

GUESTS: 

David Roppel   - QuadReal* 

Mark Thompson  - Musson Cattell Mackey Partnership* 

Sophie Perndl   - Pooni Group* 

 

STAFF: 

Emilie Adin   - Director of Development Services* 

Jacque Killawee  - City Clerk 

Mike Watson   - Senior Planner* 

Carilyn Cook   - Committee Clerk 
 

*Denotes electronic attendance 

 

The meeting was called to order at 6:00 p.m. 

 

1.0 ADDITIONS TO AGENDA 

 

There were no additions. 
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2.0 ADOPTION OF MINUTES 

 

2.1 Adoption of the Minutes of Tuesday, March 16, 2021 

 

MOVED and SECONDED 

THAT the minutes of the March 16, 2021 Advisory Planning Commission meeting 

be adopted as circulated. 

CARRIED. 
All members of the Commission present voted in favour of the motion. 

 

3.0  INFORMATION PRESENTATIONS 

 

3.1 97 Braid Street – Sapperton Green Master Planned Community – Project 

Introduction Official Community Plan Amendment 

 

Mike Watson, Senior Planner, summarized the September 21, 2021 report with 

respect to 97 Braid Street: Sapperton Green regarding a revised master plan concept 

in support of rezoning and Official Community Plan Amendment applications for 

the development.    

 

David Roppel of QuadReal, Sophie Perndl of Pooni Group, and Mark Thompson of 

Musson Cattell Mackey Partnership provided a PowerPoint presentation on the 

development which included but was not limited to:   

 

 Site context 

 The Official Community Plan process 

 Transit context and transit-oriented design of the space 

 Affordable and market rental housing 

 Community facilities and open space 

 Employment and retail development 

 Public realm interface including primary and secondary connectors 

 Precinct guidelines 

 Phasing, parcelization, and land use 

 Density and height  

 

In response to questions from the Commission, Ms. Perndl and Messrs. Watson, 

Roppel, and Thompson provided the following information: 

 

 Universal access was a primary consideration in many of the design details 

and the maximum grade on the pathways will be 5%.  In some areas, the bike 

path will be located off of the street at some points to facilitate retail shops 

in the area;    

 A transportation study is underway and will include parking requirements 

and a robust transportation demand management plan and will continue to be 
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addressed through ongoing work with the Ministry of Transportation and 

TransLink;  

 The number of child care spaces that will be available at the City-owned child 

care centre, which will be operated by a non-profit organization, is currently 

being reassessed. There will, however, be opportunities for privately owned 

and operated child care in the area as well;   

 Privately run child care spaces would meet the Provincial criteria for space 

per child, City standards for parking, and any other required regulations;     

 With respect to the development’s site names, including Sapperton Green, 

First Nations groups will be consulted during the naming process;  

 The most significant change seen in the project over the years is the addition 

of affordable housing which added extra height to buildings;  

 Throughout the development of the project, office and retail employment 

space was an important aspect for the City to retain as it is beneficial to the 

neighbourhood plan and to have employment opportunities onsite;      

 A bus hub called “Transit Way” will remain on site and, while use of the 

station has been declining over the last five years, it is believed that the influx 

of people and better connectivity in the neighbourhood will encourage an 

increase of public transit use in the area;   

 When the development design was first started, affordable housing was not 

a consideration; however, it is now a necessity that was challenging to 

incorporate it into an already developed amenity package and without  

greatly modifying the master plan;  

 The rental space, including six percent designated as affordable housing, will 

see approximately 300 homes built over 255,000 square feet in three spaces 

of the development. The objective is to make the community reflect all of the 

housing types in New Westminster;  

 Details such as who will build the affordable housing units, which will be 

operated by a non-profit organization, and who will receive the land are yet 

to be worked out between QuadReal, the City, and BC Housing;    

 The wildfire interface guidelines will be developed in the coming months; 

 The school district has been involved in the development of the project and 

are working to ensure they have the space to accommodate the influx of 

students that will come with the development;  

 With respect to parking for the mixed use housing and retail space, it is hoped 

that there will be designated spots for taxi and ride share, drop offs, and less 

than 2 hour parking spots.  These goals are actively being worked on with 

the City;  

 There will be on-site retail parking and a parking component will also be 

provided for office spaces, with possibly different uses for the spots during 

the different times of day;   

 Greenway amenities will be done along with construction of the buildings in 

Phases Two and Three of the development; however, there is a commitment 

to provide interim connectors to keep people moving through the site;  
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 Providing the affordable housing units in three buildings as opposed to 

spreading them throughout the site will make them easier for the non-profit 

organization to operate; 

 The affordable housing units will be indistinguishable from the other units 

and have access to all amenities; however, the rent will be lower;  and,  

 Building density close to transit is a fundamental urban design detail and 

changes over time as we modify building designs, including for sustainable 

energy.  

 

Members of the Commission provided the following comments:  

 

 Greenway amenities are needed now, so they should be done sooner rather 

than later;    

 It will be exciting to have the recreation and child care centres;  

 Concern was expressed that there may not be enough child care spaces 

available to meet the need of residents and employees;  and,  

 Six percent of affordable housing does not seem to be enough.  

 

3.2 Crisis Response Bylaw Amendments & Housing Projects in Downtown 

Queensborough 

 

Emilie Adin, Director of Development Services, summarized the Council report 

dated September 13, 2021 and provided a PowerPoint presentation regarding crisis 

response bylaw amendments which outlined:  

 

 Background and context 

 Existing opportunity to be responsive:  350-366 Fenton Street 

 New opportunity to be responsive:  68 Sixth Street 

 Next steps 

 

In response to questions from the Commission, Ms. Adin provided the following 

information: 

 

 Consultation will take place with the City’s COVID-19 At-Risk and 

Vulnerable Populations and Seniors and Persons Living with Disabilities 

Task Forces and non-profit organizations in the fall.  Discussions will 

continue with neighbours and key stakeholders in the specific sites 

mentioned;  

 As senior levels of government deem responses to the housing and overdose 

crises as temporary, staff have opted to not put time limits on these responses 

such as what would be in place with Temporary Use Permits where approval 

would only be received for three years or less at a time; 
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 Senior levels of government need to know that their investment in things 

such as modular housing will assist them in achieving their goals and are 

wise investments;  

 Currently, there is no consideration of separating purely temporary land uses 

from urgent land uses;  

 A zoning bylaw sets out what uses are permitted and not permitted and they 

all transition over time. Many municipalities have a section of their zoning 

bylaw outlining uses permitted in any zone; however, New Westminster 

currently adds items to zones individually which takes a long time;  

 Many discussions have taken place with the Provincial Government 

regarding changes that could be made to facilitate quick responses to crisis 

situations; and,  

 While it would take years to have the Emergency Program Act updated, this 

is something that the City can address with the Provincial Government; and,  

 If staff are going to Council with a rezoning or Official Community Plan 

amendment report, the Development Permit Application is often included, 

although staff do have delegated authority over them.   

 

Members of the Commission provided the following comments:  

 

 It is exciting to be moving forward with these positive proactive changes 

which will enable the City to address issues, such as those that we have 

experienced in the last year, more quickly;  

 It is concerning that the four conditions are not land use conditions, they are 

ownership and funding conditions and zoning is for land use;  and,  

 Suggestions for additions to the Emergency Program Act include the addition 

of pandemic to the list of emergencies and allowance for mayors and councils  

to acquire or use any land considered necessary to respond to or alleviate the 

effects of an emergency.  

 

4.0   LAND USE APPLICATIONS 

 

There were no items. 

 

5.0  NEW BUSINESS 

 

There were no items. 

 

6.0  REPORTS AND INFORMATION 

 

There were no items. 
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7.0  CORRESPONDENCE 

 

There were no items. 

 

8.0  NEXT MEETING 

 

October 19, 2021, Location to be confirmed 

 

9.0 ADJOURNMENT 

 

ON MOTION, the meeting adjourned at 8:04 p.m. 

 

Certified Correct, 

 

 

 

              

Ken Bourdeau      Carilyn Cook 

Chair        Committee Clerk 
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R E P O R T  
Climate Action, Planning and Development 

 
 

To: Advisory Planning Committee Date:           December 7, 2021 

    

From: Rupinder Basi, 

Development Planning Supervisor 

 

Britney Dack, 

Senior Heritage Planner 

File: OCP000010 

HER00510 

    

  Item #:  2021-613 

 

Subject:        

 
Official Community Plan Amendment and Heritage Revitalization 
Agreement: 514 Carnarvon Street 

 

 
RECOMMENDATION 
 
THAT the Advisory Planning Committee provide a motion of support or non-support for 
the proposed Official Community Plan Amendment and Heritage Revitalization 
Agreement applications. 
 

 
EXECUTIVE SUMMARY 
 
This report provides information to the Advisory Planning Committee in regards to an 
Official Community Plan (OCP) amendment, a Heritage Revitalization Agreement (HRA) 
and a Special Development Permit (SDP) application that has been received for the 
Holy Trinity Cathedral site located at 514 Carnarvon Street.  
 
The application would allow development of a 30 storey, 6.3 FSR tower with 271 market 
condo units, 14 secured market rental units (285 total), and institutional-use space for 
the Parish at the tower base.  
 
In exchange, the development would include the following public amenities: (1) seismic 
and energy upgrades, and restoration of the exterior of the cathedral (to be retained on 
site), and its long term protection through Heritage Designation; (2) provision of a 
privately owned/publicly accessible plaza; and (3) creation of a fully accessible public 
pedestrian connection, with privately owned/publicly accessible elevator, between 
Carnarvon Street, and Clarkson Street, providing connection to the Columbia Street 
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SkyTrain station. The applicant is also proposing to include both First Nation interpretive 
signage/Public Art and programming space as per the consultation with the Kwantlen 
First Nation. Additionally, the project would support the Holy Trinity Parish by restoring 
the cathedral’s interior (which would not be protected through Designation) and 
providing for other space needs and funding for their operations, including important 
community services and cathedral maintenance. 
 
Community engagement on this project has been on-going since March 3, 2018 
 
1.0 PURPOSE 
 
The purpose of this report is to provide information to the Advisory Planning 
Commission on proposal and to request that the APC provide a motion of support or 
non-support for these applications. The heritage-related and urban design aspects of 
this proposal have been reviewed by the Community Heritage Commission and New 
Westminster Design Panel respectively.  
 
2.0 PROPOSAL 
 
2.1 Overview 
 
The applications would allow development of a residential tower with a new Parish Hall 
adjacent to the Holy Trinity Cathedral, and underground parking. In exchange, the 
applicant would conduct a seismic and energy upgrade, and exterior restoration of the 
high value heritage cathedral, which would be put under long-term legal protection 
through Heritage Designation Bylaw. The interior of the cathedral would also be 
renovated, but would not be protected by Designation.  
 
The development would include a public plaza and pedestrian access between 
Carnarvon and Clarkson Streets and the Columbia Street SkyTrain station, with an 
elevator providing an accessible connection from the plaza to Clarkson Street. Both the 
plaza and pedestrian connection would be privately owned/publicly accessible spaces. 
Public access to these areas would be secured through legal agreements on title.  
 
The key features of the current proposal include: 
 

 30 storey tower; 

 6.67 FSR (including cathedral and new tower); 

 285 residential units in the tower including: 
o 271 market condominium units; 
o 14 secured market rental units; 
o 0 secured non-market rental units; 

 202 proposed vehicle parking spaces (378 required) in a five storey underground 
parkade; 

 365 long-term bicycle parking spaces (357 spaces required); 
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 A number of TDM incentives would be considered as part of the development 
(e.g. car share, subsidized transit passes, shared use of visitor parking for 
church); 

 Indoor/outdoor rooftop amenity space for residents, plus outdoor amenity space 
and dog relief area at ground level; 

 Ground level Parish space (e.g. offices, multi-purpose hall), that would be used 
for community outreach, public events and available to rent by the general public; 

 Publicly accessible plaza (e.g. for public markets, outdoor weddings, and 
informal daily use or gatherings);  

 Elevator providing public pedestrian access between Carnarvon and Clarkson 
Streets; 

 Improvements to both the Carnarvon Street and Clarkson Street road frontages;   

 First Nations public art, interpretive historical signage, or other agreed-upon 
initiatives in partnership with the Kwantlen First Nation. 

 
The project is being considered by the City as the density and height provided would be 
in support of: 
 

1) restoring the exterior of the cathedral;  
2) substantially upgrading the seismic elements of the cathedral; 
3) renovating the interior of the cathedral; 
4) constructing a new Parish Hall space for community service spaces and Parish 

operations; 
5) establishing a new publicly accessible plaza;  
6) provision of First Nations public art and programming space;  
7) improving and securing public access (with accessibility) from Carnarvon Street 

to Church Street, Clarkson Street, and the Columbia Skytrain Station including a 
public elevator; and  

8) funding future Parish operations and maintenance of the cathedral. 
 
The proposed architectural and landscape drawings are included in the applicant 
submission package attached as Appendix “A”. 
 
2.2     Project Statistics 

Below is a summary of the project in statistics:  
 

 Existing/Permitted/Required  Proposed  

Existing Site Area (gross) 1,528 sq.m. (16,450 sq.ft.) 

Site Frontage 70.49 m. (231.79 sq.ft.) 

Lot Depth 40.23 m. (131.99 ft.) 

Floor Space Ratio 0.492 (Existing) Residential: 6.3 
Institutional: 0.37 
Total: 6.67 

Site Coverage at grade 32.48% (Existing) 34% 
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Site Coverage at 40 ft. n/a 34% 

Building Height 9.14 m. (30 ft.) 96.01 m. (315 ft.) 

Number of Storeys Up to 2 30 

Residential Units N/A 285 

Unit Mix and Family-
Friendly Housing 

Family Friendly Housing 
Requirements (Rental) 
 
2 & 3 BDR: 2 units - 29% (min. 
25%) 
3 BDR: 2 units – 29% (min. 
5%)  
 
 
Family Friendly Housing 
Requirements (Strata Market) 
2 & 3 BDR: 124 units – 45% 
(min. 30%) 
3 BDR: 28 units – 10% (min. 
10%) 

Secured Market Rental 
STUDIO: 4 units 
1 BDR: 6 units 
2 BDR: 2 units 
3 BDR: 2 units 
Total: 14 Units 
 
 
 
Strata Market 
STUDIO: 48 units 
1 BDR: 99 units 
2 BDR: 96 units 
3 BDR: 28 units 
Total: 271 Units 
 

Parking 
(TDM strategies outlined 
in Section 5.3 of this 
report) 

Residential (Strata) – 315 
resident spaces and 27 visitor 
spaces 
 
Residential (Market Rental) – 
14 resident spaces and 2 
visitor spaces 
 
Church – 25 spaces 
 
Disabled Access Parking – 9 
spaces  
 
Total Required = 378 

Total Provided = 202 spaces 
- Residential = 155 
- Res. Visitor = 21 
- Church = 17  
- Res. Visitor and 

Church Shared = 8 
 

- Applicant proposing 
shared parking 
between church and 
residential visitor (8 
spaces) 

- Applicant proposing 8 
disabled access 
parking spaces 

- Project also qualifies 
for a 5% reduction 
given its proximity to 
the Columbia SkyTrain 
station. 

Loading 1 space 
 

1 space 

Bicycle Parking Long Term = 357 
Short Term = 12 

Long Term = 365 
Short Term = 12 

EV Parking 100% of all residential spaces 
to contain energized Level 2 
Outlet 

100% of all residential spaces 
to contain energized Level 2 
Outlet 
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2.3      Restoration of Heritage Cathedral 

The cathedral is a high value heritage site in New Westminster and has symbolic 
importance in the downtown. Though it is listed on the City’s Heritage Register, it is not 
protected and could be demolished. As part of the Heritage Revitalization Agreement 
(HRA) application for this site, the cathedral would be Designated, which provides the 
building with long-term legal protection.  
 
Additionally, the project would restore the existing historic structure and envelope 
materials of the cathedral, while undertaking a rehabilitation that will upgrade its 
structure and services to increase its functionality. A substantial seismic, energy, and 
safety update is proposed for the building as part of the project. Plumbing would be 
added, and electrical and other mechanical systems brought up to a contemporary 
standard. Overall, this is a substantial conservation project which meets a very high 
level of heritage practice. It may be the most extensive restoration project undertaken in 
the city to date. 
 
The heritage value of the cathedral lies in its location on the site, its continued use as a 
place of worship, the view of the cathedral from Columbia Street, and its defining 
architectural features and materials. All of these heritage value elements are preserved 
through this application. Restoration interventions are proposed to preserve character-
defining elements of the cathedral and restore elements that have been altered over the 
years. 
 
3.0 POLICY AND REGULATIONS 
 
3.1 Official Community Plan  

 
Land Use Designation 
 
The existing OCP designation for this site is Residential – Mid Rise Apartment which 
permits buildings up to 12 storeys including mid-rise apartments, low rise apartments, 
townhouses, stacked townhouses, row houses, community amenities (such as 
churches, child care, community space) and small-scale retail and service uses (such 
as restaurants or stores).    
 
The subject site is within the Albert Crescent Precinct of the Downtown Plan. The intent 
of this Precinct is to encourage the development of more ground-oriented housing and 
housing suitable for families, to preserve the existing market rental housing stock, and 
to respect, enhance and celebrate the recognized heritage resources such as Irving 
House and the four historic churches in the area, which includes the Cathedral. 
 
Given that the applicant is proposing a high-rise on the site, the proposal is not 
consistent with the current OCP Land Use Designation. The City is considering a 

Page 13 of 92



City of New Westminster  December 7, 2021 6 

 

change in Land Use Designation as the proposal supports the City’s heritage and 
housing policy goals. 
 
Development Permit Area 
 
The subject property is located within the Downtown Development Permit Area. The 
intent of this DPA designation is to “ensure that new development supports a vibrant, 
pleasant, and people oriented downtown.” The guidelines for Downtown are based upon 
the following objectives for development: 
 

 Reflect the context of New Westminster and unique characteristics such as history, 
views and topography. 

 Support the protection and revitalization of heritage buildings and the 
neighbourhood’s heritage character. 

 Provide safe and pleasant streets and public spaces where pedestrians feel 
comfortable and welcome. 

 Create a positive, people oriented connection between new buildings and the street, 
between public and private spaces. 

 Protect important public views, and ensure light and air penetration to the street. 

 Guide the development of new buildings which conserve energy, materials and 
water. 

 Maximize opportunities for rooftop features which generate energy, minimize runoff 
and create multipurpose green spaces. 

 Promote sustainable modes of transport (e.g., walking, cycling, transit). 
 
3.2 Downtown Building and Public Realm Design Guidelines and Master Plan 

 

The Downtown Building and Public Realm Design Guidelines and Master Plan provides 
guidance in achieving a high quality, cohesive Downtown that honours the historical and 
cultural context of New Westminster. This document serves as a toolkit to inform public 
realm improvements both on and off-site within the Downtown area.  
 
The subject site is located on the eastern edge of the Albert Crescent Precinct in the 
Downtown Building and Public Realm Design Guidelines. This area is described as 
follows within the guidelines: 
 

The Albert Crescent Precinct will maintain its residential character, with some 
mixed-use land uses at its western edge close to Sixth Street. Future improvements 
will aim to enhance the human scale of development, enhancing the pedestrian 
experience and respecting recognized heritage resources. This Precinct will 
continue to provide easy access to a range of amenities and services. It will be 
served by two neighbourhood parks which incorporate active play spaces, and will 
be connected to Queens Park and Westminster Pier Park through enhanced 
pedestrian connections. 

 

3.3 Zoning Bylaw 
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The existing zoning for the subject property is Public and Institutional District (P-1). The 
intent of this zone is to allow institutional uses at a low density (FSR of 0.6). The 
proposed mixed use development does not comply with this zone. A Heritage 
Revitalization Agreement is being considered to support this mixed used development, 
in exchange for the conservation and seismic upgrade of Holy Trinity Cathedral. 
 
 
3.4 Heritage Revitalization Agreement 

 

A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City 
and a property owner for the purposes of heritage conservation. In exchange for long-
term legal protection through a Heritage Designation Bylaw (see below) and exterior 
restoration, certain zoning relaxations including an increase in height and density or 
reductions in parking, are considered appropriate incentives that offer property owners a 
financially viable means for conservation. An HRA is not precedent setting, as each one 
is unique to a specific site. The Policy for the Use of HRAs lays out the process for 
HRAs and the relaxations which may be considered.  
 
 
3.5 Secured Market Rental Housing Policy 

The project would provide secured market rental housing and support the City’s 
objective of increasing the supply of rental housing and ensuring security of tenure over 
time.  The applicant will be required to enter into a Housing Agreement with the City as 
a condition of the OCP Amendment and HRA applications. 
 
3.6 Family-Friendly Housing Policy 

 

The proposed building would need to provide for family-friendly housing units in 
accordance with the Family-Friendly Housing Bylaw for both the secured market rental 
and market condominium portions of the project.  As currently proposed, the project 
would meet the requirements of the City’s Family-Friendly Housing Bylaw for the market 
condominium and secured market rental units. As such, a minimum of 30% of the 
proposed market strata units would be two and three bedroom with at least 10% of the 
total number of units being three-bedroom.  For the secured market rental units, a 
minimum of 25% of the units would be two and three bedroom units with at least 5% of 
the total number of units being three bedrooms or more.   
 

 

3.7 Downtown Transportation Plan 

 

The Downtown Transportation Plan (DTP) identifies Carnarvon Street as a Collector, 
“Complete Street” and an Enhanced Pedestrian Route.  As per the DTP, a “Complete 
Street” is one that contains pedestrian amenities, cycling lane, wider sidewalks with 
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barriers to accessibility removed, increase street tree canopy as opportunities arise and 
transit priority measures and transit stop amenities.  The DTP also identifies pedestrian 
and cycling improvements along Carnarvon Street including separated cycling lane 
along the south side of the street, and a mid-block pedestrian connection at the subject 
site to improve pedestrian connectivity to the Columbia SkyTrain station.   
 
Clarkson Street is designated as a Narrow Street in the City’s Master Transportation 
Plan (MTP).  Vehicular access into the site would be required from this street and the 
proposed development would provide for a pedestrian connection between Carnarvon 
Street to Clarkson Street to improve accessibility through the site and to Columbia 
SkyTrain station.  
 
The development would be required to address these noted improvements as part of 
the on-site and off-site design requirements for the project. 
 
4.0 BACKGROUND 
 
4.1 Site Characteristics and Context 

 
The subject property is located within the Albert Crescent Precinct of the Downtown 
neighbourhood, in an area consisting of a mix of multi-family residential, single-family 
residential, commercial, and institutional uses (see Figure 1 below).  The site is 
bordered to the north by Carnarvon Street and to the south by Clarkson Street and is 
within half a block of both Sixth Street and Columbia Street. There is a publicly used 
private passageway through the property from Carnarvon to Clarkson Street, providing 
pedestrian access to the Columbia Street SkyTrain station.   
 
There are currently two buildings on site: Saint George’s Hall (1,016 sq. m./10,934 sq. 
ft.; western building) and the Holy Trinity Cathedral (512 sq. m./5,516 sq. ft.; eastern 
building).  At the Carnarvon Street frontage, the cathedral building is lower than the 
street level and is very close to the front property line. The Hall is at grade on Carnarvon 
Street. The property slopes, creating a substantial grade difference between Carnarvon 
Street (higher) and Clarkson Street (lower).  
 
Currently the Floor Space Ratio (FSR) for the site is 0.492, which is less than the 
Zoning Bylaw entitlement for the site. 
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Figure 1: Site Context Map, property highlighted in bold blue lines 

 
 
4.2 Proximity to Transit Service 

 
The site is 76 metres (250 feet) away from Sixth Street which is part of the Frequent 
Transit Network Route and is also identified as a ‘Great Street’ in the Master and 
Downtown Transportation Plans.  The site is 185 metres (607 feet) south of the future 
Agnes Greenway on Carnarvon Street with future links to BC Parkway and Central 
Valley Greenway. The site is less than one block (less than 25 metres / 82 feet) from 
the Columbia SkyTrain Station, and is within the SkyTrain precinct boundary, as 
identified in the Downtown Community Plan.  
 

Transit Service: Project Distance 

SkyTrain Station 
(Frequent Transit Network) 

25 metres (82 feet) 

Bus Stop (Sixth St / Columbia 
St) 
(Frequent Transit Network) 

102 metres (335 feet) 

 

5.0 ANALYSIS  
 
5.1 Tower Height, Scale and Massing 

 

Downtown Deign Guidelines 
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The tower has been sited and designed in accordance with the Downtown Building and 
Public Realm Design Guidelines and Master Plan when it comes to providing adequate 
separation from adjacent towers. 38 metres (125 ft.) separation would be maintained 
where guidelines outline minimum 27 m. (88.5 ft.). The tower floorplate is approximately 
750 sq. m. (8,073 sq.ft.), which is in keeping with design guidelines for tower 
developments.  These approaches allow for greater view corridor preservation, privacy 
and light penetration. 
 
Relationship to Heritage Cathedral  
 
Given the height of 30 storeys, the proposed building is not considered to be consistent 
with City heritage policy and best practice, which seeks to ensure heritage sites are not 
overwhelmed by adjacent buildings. Staff considers that, from a heritage evaluation 
perspective, any building over six storeys constructed adjacent to the cathedral would 
have an impact on the heritage character of the site.  
 
However, the cathedral is not legally protected and could be at risk of demolition without 
the needed upgrades. The height of the proposed tower would provide the funds for 
greatly required seismic and mechanical updates to the cathedral. This work is 
necessary both for use today and to ensure its continued use into the future. 
Additionally, the applicants indicate that the proposed rental units in the tower would 
provide income for ongoing maintenance of the cathedral, which would also ensure its 
future. As such, staff deem the height of the tower is appropriate in exchange for the 
long-term retention, restoration, and protection of the cathedral, regardless of the 
potential impact of the tower height to the site’s overall heritage character. 
 
Staff have been working with the applicants to mitigate the impact of the tower on the 
cathedral, while maintaining adequate open space on site, and given other site design 
constraints. The cantilevered step-backs at the base of the tower are designed to be 
reflective of the heritage buildings on each side, and were created with the goal of 
providing distance between the heritage buildings and the tower, which works to 
address the tower massing. 
 
View and Sun/Shade Analysis Shadowing 

 

The applicant has provided both a View Analysis and Shadow Analysis as part of their 
drawing submission (see Appendix “A”). The View Analysis shows how the views of 
surrounding buildings and public spaces would be impacted as a result of the proposed 
tower.  This coupled with smaller tower floor plate is intended to help mitigate impacts to 
surrounding views.  
 
The applicant has also provided a Shade Analysis and this analysis shows that shading 
from the proposed tower would happen over Carnarvon Street, moving from west to 
east during the summer solstice as well as spring and fall equinox.    There would be 
shadowing impacts to the proposed public plaza area which would be greatest during 
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the later afternoon hours.  However, the plaza would be south facing with morning 
sunlight and partial views towards the river.  Having a taller, more slender tower will 
result in lesser shadowing impacts compared to a tower with a larger floorplate and 
bulkier massing. 
 
5.2 Public Realm and Street Frontage Activation 

 

The current proposal provides high quality public realm improvements. Proposed are:  
1. improvements to both the Carnarvon Street and Clarkson Street road frontages;  
2. a privately-owned, publically accessible plaza, south facing with good views 

towards the water; and  
3. an accessible public connection between Carnarvon Street and Clarkson Street, 

via stairs and a privately owned/publicly accessible elevator.  
 

Streetscape improvements and public realm design will be finalized through the further 
detailed design review. Public access to the walkways, plaza, stairs and elevator will be 
secured through legal agreements. The applicant has been working with the 
Engineering and Parks and Recreation Departments regarding these proposed 
improvements.   
 
5.3 Transportation Study 

 

The proposal includes 47% less parking than required (202 of required 378 spaces), 
and a comprehensive Transportation Demand Management (TDM) strategy. This 
reduction exceeds the maximum 30% reduction allowed in the Zoning Bylaw. A Parking 
and Transportation Demand Management (TDM) Study has been prepared by a 
qualified transportation professional for the current proposal. The study provides 
analysis of parking space demand for similar uses (market rental, market strata) in 
similar location contexts (proximity to SkyTrain and the frequent transit network) from 29 
sites in Metro Vancouver. Findings of the analysis indicates projected parking space 
demand relative to proposed parking space supply as follows: 
 

Land Use Proposed Parking Space 
Supply (spaces/dwelling 
unit) 

Projected Parking Space 
Demand (spaces/dwelling 
unit) 

Market Rental 0.43 0.49 

Market Strata 0.58 0.69 

Residential Visitor 0.07 0.05 

 
Given the proposed parking space supply will be slightly lower than projected parking 
space demand for market rental and market strata uses, a comprehensive TDM 
strategy is proposed and includes the following: 
 

 One car share vehicle and space; 

 Car share memberships for 60 units ; 

 Transit pass subsidy providing 100 preloaded Compass Cards; 
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 Public bike share station with electrical service to accommodate future e-bike 
charging; 

 A bicycle maintenance room supplied with maintenance tools and accessible to 
all site users; 

 End of trip facility for the Parish; 

 Transportation marketing services; 

 Wayfinding signage to help direct pedestrians; and 

 Provision of an accessible connection from Carnarvon Street to Clarkson Street 
 
Staff considers the site to be an appropriate location for a car light development given 
the site’s proximity to transit. Further, given the findings of the Parking and TDM Study 
regarding projected parking space demand relative to proposed parking space supply, 
combined with the proposed TDM program, Staff conclude that the proposed vehicle 
parking space variances are sufficiently addressed.  
 
6.0 DISCUSSION 
 
6.1  Proposed OCP Amendment 

 

The proposed development is not consistent with the site’s existing land use 
designation (Residential – Mid Rise Apartment) in the OCP. As such, an amendment 
would be required for the project to proceed. The proposed amendment would change 
the land use designation to “Residential – Tower Apartment”. This designation is 
intended for residential towers on sites which also include community amenities such as 
churches or community space; both of which are provided through the proposed 
development.  
 
The site also lies within one of two SkyTrain Precincts as identified in the Downtown 
Community Plan. These precincts are intended to accommodate high density mixed use 
development, recognizing SkyTrain’s significant role in reducing the need for a private 
automobiles and helping advance several of Downtown’s sustainability objectives.  
 
Given that additional height and density can be considered through a Heritage 
Revitalization Agreement (HRA), as well as the context, location, and community 
amenities provided, it could be warranted to consider an application for a high-rise tower 
on this site. 
 
Does the Commission support consideration of a tower aligned with the “Residential – 
Tower Apartment” land use designation at this location? 

 

6.2  Balance of Benefits 

 

The significant restoration of a high value heritage asset, and the accessible public 
plaza, elevator and walkway proposal, are good amenities for the community. The 
proposal supports Council priorities, such as: creating a car-light community by locating 
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residential near transit; constructing a quality people-centred public realm; supporting 
housing choice (rental, ownership, family-friendly housing); and reconciliation, by 
exploring the inclusion of First Nations public art, interpretive historical signage or other 
initiatives in partnership with the Kwantlen First Nation. Part of Council’s consideration 
of this project is determining if there is a balance of community benefits as compared to 
the benefits that would be conferred to the applicant through the proposed 
development. 

Does the Commission feel sufficient community amenities are provided to consider an 
Official Community Plan amendment for this project? 

 
7.0 PUBLIC AND COMMITTEE CONSULTATION  
 
7.1  Public Consultation 
 
In 2018, the applicant undertook consultation with the community and stakeholders, 
which included an open house held in March 2018 as well as meetings with First 
Nations, adjacent strata buildings, the New Westminster Downtown Residents’ 
Association, and the New Westminster Business Improvement Association. The 
applicant has provided a summary of their consultation to date which can be found here. 
 
The applicants also hosted an applicant-led Open House on November 30, 2021 at the 
existing Parish Hall (514 Carnarvon Street) as well as a Virtual Open House on 
December 1, 2021 (held via Zoom).  The applicant will be providing a summary of these 
consultations as part of their presentation to the APC.   
The applicants have also created a project webpage for their project which can be 
viewed here. This webpage includes a survey questionnaire that can be filled out by 
those looking to provide feedback on their website.  
 
A written summary of the feedback received from the applicant’s open houses and 
survey questionnaire responses se consultations will be included as part of the public 
consultation summary that will be provided to Council when these applications are 
brought forward for formal consideration.    
 
The City has also created a dedicated webpage on BE HEARD NEW WEST for the 
project which can be found here. The webpage also includes a commenting form and all 
responses received will be summarized and provided to Council when these 
applications are brought forward for formal consideration.  
 

7.2 Community Heritage Commission Review 
 

The project was reviewed and supported by the Community Heritage Commission on 
April 4, 2018 (agenda / minutes).  The project was also reviewed and supported by the 
New Westminster Design Panel on May 22, 2018 (Agenda Pt.1 and Pt.2 / Minutes).   
 

8.0 PROCESS 
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8.1  Application Review Process 

 
The application is progressing through the City’s development process. The following 
steps have been completed to date: 
 

1. Preliminary Report to Land Use and Planning Committee (LUPC) (March 6, 
2017, October 16, 2017 and January 29, 2018); 

2. Preliminary Report to Council from LUPC to Council (February 19, 2018); 
3. Presentation to the Community Heritage Commission (April 4, 2018); 
4. Applicant presentation to the Downtown Residents’ Association (March 3, 

2018); 
5. Applicant presentation to the New Westminster Business Improvement 

Association (March 6, 2018); 
6. Developer-led Open House #1 (March 14, 2018); 
7. OCP Consultation (Section 475 and 476) Report to Council (May 7, 2018); 
8. Presentation to the New Westminster Design Panel (May 22, 2018); 
9. Follow-up Report to Land Use and Planning Committee (LUPC) (August 30, 

2021); 
10. Developer-led Open House #2 (November 30, 2021); 
11. Developer-led Open House #3 (Virtual) (December 1, 2021); 
12. Presentation to Advisory Planning Commission (WE ARE HERE); 
 

Next Steps: 
 
13. Report to Council for Consideration of First and Second Reading of OCP 

Amendment and Heritage Bylaws; 
14. Public Hearing and Council consideration of Third Reading of OCP Amendment 

and Heritage Bylaws ; 
15. Completion of Adoption Requirements; 
16. Council Consideration of Final Adoption of OCP Amendment and Heritage 

Bylaws.  
 

9.0 LAND USE QUESTIONS FOR APC 
 

The Advisory Planning Commission is being asked to review the Official Community 

Plan amendment application for this project, and provide feedback related to the 

following: 

1. Does the Commission support consideration of a tower aligned with the 
“Residential – Tower Apartment” land use designation at this location? 
 

2. Does the Commission feel sufficient community amenities are provided to 
consider an Official Community Plan amendment for this project? 

10.0 OPTIONS 
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The Commission is also being asked to provide a recommendation to Council on this 
application. The following options are offered for the Commission’s consideration: 
 

1) That the Advisory Planning Commission recommend that Council support the 
Official Community Plan Amendment application at 514 Carnarvon St;  
 

2) That the Advisory Planning Commission recommend that Council does not 
support the Official Community Plan Amendment; or  
 

3) That the Advisory Planning Commission provide an alternative recommendation, 
stemming from elements identified in their discussion.  

 
ATTACHMENTS 
 
Appendix A: Applicant Drawing Submission 
 
 
 
 
This report was prepared and reviewed by: 
 
Rupinder Basi, Development Planning Supervisor 
Britney Dack, Senior Heritage Planner 
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Appendix A: 

Applicant Drawing Submission

Corporation of the City of 
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Doc #1961510 
Updated: December 1, 2021 

Public Input for 
Official Community Plan Amendment and Heritage Revitalization Agreement: 

514 Carnarvon Street 

December 7, 2021 

Public Input Submissions 
Name Date Submitted Date Received # 
Sarah Polson November 23, 2021 December 1, 2021 C-1
Pacific Immigrant Resources 
Society. 

December 1, 2021 December 1, 2021 C-2

Correspondence received until 4pm on Wednesday, December 1, 2021 will be distributed 
with the APC agenda package. Later correspondence will be distributed On-Table at the 
meeting. 
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From: External-Dev Feedback
To: Priya Bal
Subject: FW: [EXTERNAL] 514 Carnarvon St. Project
Date: Wednesday, December 1, 2021 10:28:38 AM

Lisa Wambaa  |  Public Engagement Planning Assistant
T 604.636.3552  |  C 604.240.6394  |  E lwambaa@newwestcity.ca

From: 
Sent: Tuesday, November 23, 2021 4:01 PM
To: External-Dev Feedback <devfeedback@newwestcity.ca>
Subject: [EXTERNAL] 514 Carnarvon St. Project

CAUTION: This email originated from outside of the City of New Westminster's network. Do not click links or open
attachments unless you recognize the sender and know the content is safe.

Hi,

I'm writing to express my concerns about the 514 Carnarvon St. project for Holy Trinity
Cathedral. I'm a resident in the Quantum building at 39 6th St.

I am not opposed to Holy Trinity's restoration and seismic upgrade work. I think it's an
important part of New West's history that should be preserved. However, I am concerned
about the 30-story tower project and its impact on the surrounding area.

My concerns are:
1. The impact on the natural light for the low-rise building across the street from the proposed
project. There is quite a bit of shadowing already on those building from surrounding towers,
and it will be even more so with another tower.
2. Street parking is incredibly limited in this neighbourhood. 200 parking stalls for 285 units
will not be enough even for a building that is close to transit. There are notices in our building
all the time for people looking for a parking space in the building. I'm sure we are not alone in
that regard.
3. This neighbourhood has seen some pretty significant increases in traffic with the most
recent tower at Carnarvon & 6th, and there is another tower already in the works at the other
corner of Carnarvon & 6th. Depending on the time of day, traffic can be quite backed up with
people trying to get onto Royal to the Patullo Bridge. Also before and after school drop offs
and pickups at Qayqayt, there is more traffic in the area. This project will add another
potential 200 vehicles trying to get access in and out of the neighbourhood.
4. How does this impact Qayqayt Elementary? It is a relatively new school and has already
had to add two more mobile units to accommodate the increase of families in the district. How
will the city/district adjust for not only the tower going in at 6th & Carnarvon and the other
recent towers in the downtown area but this one as well?
5. Currently the distance between our building (Quantum - 39 6th St.) and the tower on the far
side of the church still allows for some feeling of privacy on the side of the building facing the
church. A tower in between takes that away, and I suspect you will hear a lot of that from
residents in our building and the one on the other side of the church.

Personal Information Removed

C-1
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There are a lot of positive things about this project - accommodations for EVs, family units,
etc. But the size and scope seem out of proportion for this neighbourhood.  I would be much
more willing to support a project that included a low rise or smaller tower with a smaller
footprint in the neighbourhood.

Thank you for your time.

Best regards,
Personal Information Removed

C-1
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November 26, 2021 

City of New Westminster, 
511 Royal Avenue, New Westminster, BC 
V3L 1H9 

To City of New Westminster Mayor and Council, 

Re: Proposed Official Community Plan Amendment and Heritage Revitalization Agreement for Holy 
Trinity Cathedral at 514 Carnarvon St. 

I am writing to confirm that I met with the Conwest Development Team on November 5th, 2021 and had 
the opportunity to discuss the Holy Trinity Cathedral revitalization and proposed development at 514 
Carnarvon Street in New Westminster. The Pacific Immigrant Resources Society acknowledges the 
significance and importance of this project to the City of New Westminster. 

The Pacific Immigrant Resources Society (PIRS) is a non-profit organization serving immigrant 
and refugee women and children since 1975. PIRS assists women in breaking through language 
barriers, accessing information, meeting material needs, and overcoming social isolation 
through providing programming for newcomer women and their children. The Holy Trinity 
Cathedral Parish Hall has served as a facility for programming in New Westminster for the past 
five years. Currently, PIRS uses the Holy Trinity Cathedral Parish Hall on Monday and Wednesday 
mornings for English classes. 

The proposed development allows for Holy Trinity Cathedral’s facilities to be improved and expanded 
through the development of a new Parish Hall to be utilized by the community. PIRS recognizes the 
benefits of this proposed development to the Downtown New Westminster community.  

We look forward to seeing this proposed development move forward. PIRS trusts that this letter 
provides the support necessary to move this project forward. 

Sincerely, 

Valerie Lai 
Program Coordinator 

The Pacific Immigrant Resource Society 
Cc: Rupinder Basi, Supervisor, Development Planning, City of New Westminster 

Joe Carreira, VP Development, Conwest Developments 

Personal Information 
Removed

C-2

Page 75 of 92



 
 

R E P O R T  
Climate Action, Planning and Development 

 
 

To: Advisory Planning Commission Date:           December 7, 2021 

    

From: Britney Dack, 

Senior Heritage Planner 

File: 13.2608.20 

    

  Item #:  [Report Number] 

 

Subject:        
 
Heritage Revitalization Agreement Policy Refresh Principles 

 

 
RECOMMENDATION 
 
This report does not include a staff recommendation and instead seeks feedback from 
the Commission. 

 

 
EXECUTIVE SUMMARY 
 
This report requests feedback from the Advisory Planning Commission (APC) on 
principles for the Heritage Revitalization Agreement (HRA) Policy Refresh project, which 
are currently being developed by staff in consultation with various City committees and 
focus groups.   
 
The current (2011) policy for the use of HRAs created a strong foundation for the 
program, though it is in need of updating to reflect today’s context. One of the key 
elements of the policy is that applications balance private benefits (created through 
development incentives) and public benefits (community amenities such as heritage 
retention). The HRA Refresh project looks to both update and standardize these 
relaxations and requirements for small-scale residential development projects, in order 
to achieve that desired balance more quickly, easily, and transparently. 
 
In support of this project, the APC is being asked to comment on the integration of the 
Official Community Plan’s infill housing goals into the HRA policy, and consider the 
project’s proposed principles related to housing choice. The feedback will form part of 
the first round of consultation for the project. A second round of consultation would 
engage the wider community on the draft policy and would be held in the early spring 
(likely February- March) of 2022, following which the final policy would be considered by 
Council for endorsement (April-May 2022).  
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1.0 PURPOSE 
 
The purpose of this report is to obtain the Commission’s feedback on the housing 
choice principles proposed for the HRA Refresh policy project. 
 
2.0 GUIDING POLICY AND REGULATIONS 
 
2.1  Official Community Plan 
 
Adopted in 2017, the Official Community Plan (OCP) provides a vision, goals, and 
policies for New Westminster to the year 2041. Together, these elements connect the 
community’s aspirations with the tools needed to achieve them, including specific 
actions, development guidelines, and land use designations. The OCP is implemented 
by the City in various ways, including through policy initiatives, public programs, civic 
projects, and bylaws. Implementation also occurs privately through avenues such as 
development. 
 
“Missing Middle” Residential Land Uses 
 
Providing more housing choice is a key focus of the OCP. Many of the OCP’s related 
goals and implementation projects look to encourage more ground oriented housing 
forms, especially those between single-detached houses and apartment units on the 
housing spectrum (which together make up the majority of the city’s housing stock). To 
date, supportive actions have included: 

 Allowing laneway and carriage houses as an outright development option in all 
low density neighbourhoods (all properties designated “Detached and Semi-
Detached Housing”); 

 Creation of interim guidelines for rezonings to duplexes (available to properties 
designated “Detached and Semi-Detached Housing”);  

 Providing opportunities for rezoning to townhouses and rowhouses in targeted 
areas (on properties designated for this form or generally for “Ground Oriented 
Infill Housing”); and  

 Creation of interim guidelines for rezonings to allow duplexes with suites, 
triplexes, and quadruplexes (also available to properties designated for 
“Ground Oriented Infill Housing”). 

 
Before the 2017 OCP, the housing forms above were rare and the policy frameworks 
did not exist to support their construction. Also, the OCP allows for more integration of 
these housing forms into established neighbourhoods than previous City policies.  
 
Properties with Heritage Assets 
 
The OCP indicates that, through a Heritage Revitalization Agreement (HRA), a property 
designated for “Detached and Semi-Detached Housing” or “Ground Oriented Infill 
Housing” permit housing forms listed in higher designations or zoning and design 
guidelines relaxations as incentives to conserve heritage assets through development.  
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2.2  Heritage Revitalization Agreements 
 
Heritage Revitalization Agreements (HRAs) are negotiated agreements between the 
City and a property owner which typically exchange long term legal protection through a 
Heritage Designation Bylaw (see Appendix C) and exterior restoration for consideration 
of Zoning Bylaw or design guideline relaxations. When Council considers entering into 
an HRA with a property owner, one of the objectives is to balance the benefits to the 
property owner with the benefits to the public. Typically, the public benefit is considered 
to be protection of a heritage building and exterior restoration, if needed. For the past 
decade these negotiations were guided by the City’s Policy for the Use of HRAs (see 
more below). 
 
HRAs are an important and successful component of the City’s heritage program. They 
are the primary method through which Heritage Designation is secured. Along with 
Vancouver, and Victoria, New Westminster is one of the leaders in the use of this tool in 
the province. 
 
Many components of the City’s heritage program support the use of HRAs. For 
example, buildings which have been identified as having heritage merit (through listing 
on the Inventory or Register) are eligible for an HRA. As another example, demolitions 
of houses fifty years and older are reviewed by staff and/or the Community Heritage 
Commission for heritage value and, if warranted, are offered an HRA as incentive to 
protect and restore the building.  
 
Policy for the Use of HRAs (2011) 
 
The key elements of the City’s current policy are that HRAs should: 

 be integrated with other important City policies and priorities (specifically the 
OCP and strategies related to housing); 

 balance development benefits with community benefits; 

 have a clear application process;  

 include methods for accountability in construction; and 

 meet “The Standards and Guidelines for the Conservation of Historic Places in 
Canada”, which are national best practices for heritage restoration and 
rehabilitation. 

 
The current policy has established a strong foundation of practice in the past 10-15 
years. The intent is for the HRA Refresh to build on, rather than replace, the current 
policy, and is targeted specifically at small-scale projects (see project “Scope” below). 
 
3.0 PROJECT SUMMARY 
 
3.1  Scope 
 
The focus of this policy work would be those areas and building forms designated 
“Detached and Semi-Detached” and “Ground Oriented Infill” in the Official Community 
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Plan (OCP): houses, suites, laneway houses, duplexes, triplexes, cluster houses, and 
infill townhouses (with less than six units). These are the project types, across the city, 
for which there are the greatest City policy gaps. These policy gaps are also the same 
ones that Phase Two of the Infill Housing program would address in relation to non-
heritage development proposals. Therefore, the two policy projects are being developed 
in a complementary way. 
 
It is proposed that residential developments with six or more units, or those which would 
see a change in land use (such as commercial or institutional), continue to follow the 
existing regulations, process, and guidelines set out in the 2011 policy for the use of 
HRAs. These projects, which are similar to other large-scale rezonings, are already well 
integrated into existing policies and practices. 
 
3.2  Overview 
 
In the past five years, the development landscape in New Westminster has changed. 
The 2017 OCP set new directions on land use, in 2019 the City declared a Climate 
Emergency, and the region is generally facing more pressure for housing. Also in that 
time, the Queen’s Park Heritage Conservation Area and incentive program was adopted 
(see Appendix C for additional information). 
 
Given all this, the HRA Refresh project looks to provide renewed clarity to applicants 
and the community on both the requirements (heritage protection and restoration) and 
the benefits (development incentives) of an HRA application in today’s context. The 
stated intents of the project are to:  

 refine and update the policy to today’s standards, while also maintaining the 
strong and long-standing policy framework that exists for the use of HRAs; 

 build on lessons learned from near 40 small-scale HRAs completed in the past 
ten years, including identifying successes and patterns from those earlier 
projects; and 

 address the project goals (outlined below). 
 
The project’s timeline and community consultation plan is included as Appendix A. 
 
3.3 Goals 
 
The policy work proposed includes the following three main goals, which would be have 
been expanded into program principles, which are the subject of this report: 
 

1. Increase clarity, certainty, and expectations for applicants and the community 
Increased clarity regarding project parameters such as density, number of units, 
and ownership model, would ensure the community knows what to expect in their 
neighbourhood, and applicants know what type of development projects may be 
supported by the City.  
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2. Provide equitable incentives and requirements city-wide 
Incentives offered through the updated HRA policy would provide equitable 
opportunities throughout the city. To achieve this, the new policy would situate 
the incentives and protection offered through the Queen’s Park Heritage 
Conservation Area within the larger, city-wide context of heritage protection 
policy.  
 

3. Integrate with current City programs, policies, and Council priorities 
Other relevant City policies, such as increasing housing choice and improving 
energy efficiency of existing buildings, will shape the HRA policy to ensure 
alignment with Council priorities. 

 
4.0 ANALYSIS 
 
4.1 Past Small-scale Residential HRA Applications 
 
The Refresh is intended to build on lessons learned from the City’s extensive past 
practice. Over 60 HRAs have been completed in New Westminster to date. 65% of 
these were for small-scale residential projects. Queen’s Park and Brow of the Hill are 
the most common neighbourhoods for which those applications are received, with about 
25% of those applications in each of the two neighbourhoods. Moody Park/Kelvin, 
Sapperton, and Glenbrooke North each represented about 10% of the applications.  
Though HRAs are not legally precedent setting, as each one is unique to a specific site, 
there are patterns which emerge from analysis of past applications. Through the 
analysis, five categories of development incentives were identified, as listed below: 
 

1. Density  
Primarily in the form of an addition to a heritage building, expanded basement or 
attic space; commonly over several floors. 
 

2. Subdivision 
Of the small scale HRAs, over 60% included subdivision. This incentive is 
commonly paired with roughly 20% increased density (usually from 0.5 to 0.65 
floor space ratio/FSR). 
 
a. Small lot sizes (3,000-4,000 sq.ft./ 280-370 sq.m.) 

About half of subdivisions were to small lot sizes.  
 

b. Compact lot sizes (<3,000 sq.ft./ <280 sq.m.) 
Near 30% of subdivisions were to compact lot sizes.  
 

3. Stratification  
Without a small lot subdivision; this functions as a detached duplex or triplex. 
Though rare a decade ago, this is becoming a more common request as it allows 
creation of new units that are sold while providing more flexibility in the division of 
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land and its responsibilities than a standard subdivision (e.g. shared spaces with 
shared maintenance, like driveways). 
 

4. Conversion (multiple units in a building) 
Single-unit to multi-unit conversion of an existing larger building. Generally this 
involves duplexing or triplexing. The units could be rental or strata (ownership) or 
a mix of both. 
 

5. Infill 
Often rental infill tends to appear like a large or otherwise non-standard laneway 
or carriage house. 
 

The above development options are not only examples of infill housing types in low 
density neighbourhoods, but are also an important element of the HRA program as they 
provide the incentive for legal protection as well as generate the funds needed for 
exterior heritage restoration work.  
 
5.0 DISCUSSION 
 
5.1 Complementary Goals 
 
As highlighted above, foundational to the current policy (2011) is the balance of private 
and public benefits. The goal of the Refresh project is to make the balance of benefits 
more standardized, in order to: 

1. provide greater clarity for applicants as well as the public, and  
2. reduce the level of negotiation on each project, which otherwise draws out 

project timelines.  
 

Reduced timelines and uncertainty help support small-scale infill projects, like HRAs, 
which are key to meeting the City’s housing goals around the creation of “missing 
middle” housing, ground-oriented building forms, and family-friendly units. In this way, 
the City’s housing goals can work in tandem with the City’s goals to encourage heritage 
preservation.  
 
Guiding discussion questions: 
Does the committee support the HRA Refresh project; if so why? 
Are land use and development items being appropriately integrated into the Refresh? 
Are there further elements staff or Council should consider? 
 
5.2 Infill as a Community Benefit 
 
Work to date on the refreshed HRA policy identified some community benefits against 
which private development benefits (listed in Analysis) would be balanced. The 
principles are consistent with best practice and have been grouped into four key policy 
areas, which reflect those of current City policies and priorities in Council’s Strategic 
Plan: (1) heritage conservation; (2) housing choice; (3) community diversity and 
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inclusion; and (4) energy reductions and environmental sustainability. A full list of the 
principles in each benefit category is included in Appendix B.  
 
Guiding discussion questions: 
Should infill housing be considered a community benefit; why or why not? 
How could or should private benefits be balanced if/when considering infill as a 
community benefit? 
 
5.3 Housing Choice Principles  
 
As part of the consultation plan for this project (see Appendix A), four City committees 
have been selected to review the principles which correspond with their committee’s 
mandate. The Advisory Planning Commission (APC) is being asked to consider the 
housing choice principles (listed below) and provide feedback to staff on their 
integration into the HRA policy for small-scale applications. 
 
Development 

 Allow development and change on sites with heritage assets 

 Be consistent with the existing OCP land use designation and related heritage 
incentive  

 
Infill 

 Focus on “missing middle” ground-oriented infill housing forms (family-friendly 
sized units preferred) 

 Prioritize on-site space for living (e.g. housing, green-space, etc.) rather than for 
vehicle parking 

 
Rental 

 Encourage the creation of rental units (such as through suite readiness)  

 Do not reduce the number of existing rental units 
 
Guiding questions:  
Are the above listed principles sufficiently comprehensive, keeping in mind the small-
scale projects they would apply to? 
Is anything missing? Or is something listed not appropriate to include? 
 
6.0 LAND USE QUESTIONS FOR APC 
 
The Advisory Planning Commission is being asked to review the integration of the 
current Official Community Plan’s infill housing goals into the HRA policy as well as the 
proposed housing choice principles for the policy update, and provide feedback to staff 
which will shape the draft policy update to be developed this winter.  
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ATTACHMENTS 
 
Appendix A: Project Timeline and Consultation Plan 
Appendix B: List of Proposed Community Benefit Principles 
Appendix C: Additional Information on Policy and Regulations  
 
This report was prepared by: Britney Dack, Senior Heritage Planner 
This report was reviewed by: Rupinder Basi, Supervisor of Development Planning 
This report was approved by: Lynn Roxburgh, Acting Supervisor of Land Use and  
                                     Climate Action 
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Appendix A 

Project Timeline and Consultation Plan 
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Project Timeline 
 
Overall, key milestones for the HRA Refresh project will be: 
 

Milestone Timeframe 

Post-implementation Evaluation of the  
Heritage Conservation Area* 

Fall 2021 

Research and Principles Development Fall 2021 

Community Consultation (WE ARE HERE) 
o Stakeholders (e.g. previous applicants, Preservation 

Society) 
o City committees and task forces 
o General public (online) 

Winter 2021-2022 

Policy Framework for Endorsement Spring 2022 

 
*This work is outstanding from a 2019 program (prior to the Covid-19 pandemic) and is 
partially complete, and would include finalization of the Incentives Program. An 
understanding of the impact of the Conservation Area and clarity on the incentives 
available through the Zoning Bylaw in Queen’s Park will inform the integration of the 
Heritage Conservation Area into the city-wide HRA policy. 
 
Implementation Program 
 
When the policy is presented to Council for endorsement, staff would also present a 
proposed Implementation Program. The Program would be launched in the summer of 
2022 and includes tasks such as: 

o Refining the legal tools and processes 
o Developing application procedures 
o Internal, interdepartmental coordination of construction requirements 
o Creation of public guides and resources, and educational outreach as 

required 
o Updating of related documentation and policies 

 
Community Consultation Plan  
 
Round 1: Principles (Nov 2021-Jan 2022) 
 
The first round of consultation is currently underway and is focused on the five 
development incentives and the four groups of principles listed in Appendix B. The first 
round of consultation includes two main groups, and take place over the winter 2021-
2022. The groups are: 
 

1. Invitational Meetings/ Focus Groups 
a. Past applicants from Heritage Revitalization Agreement (HRA) projects 
b. Builders, designers, architects, and heritage professionals who have worked 

on HRA projects in the city 
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c. New Westminster Heritage Preservation Society Directors 
d. Queen’s Park and Brow of the Hill Residents’ Association Directors 

 
2. City Committees and Task Forces  

a. Community Heritage Commission 
b. Advisory Planning Commission  
c. Reconciliation, Social Inclusion, and Engagement Task Force 
d. Environment and Climate Advisory Committee 

 
Each of the four City committees will be reviewing their corresponding principles. Other 
Task Forces would be engaged for feedback should issues for discussion be identified 
through consultation with other groups. 
 
Round 2: Draft Policy (Feb-March 2022) 
 
Following the first round of consultation, staff would report back to Council with a draft 
framework for the refreshed policy. The draft framework would build on the principles 
above, responding to the feedback gathered and Council’s direction.  
 
The draft would then be presented to the general community to seek feedback through:  

a. an online community survey; 
b. in-person community information session, should Provincial Health Guidelines be 

achievable; and 
c. virtual, telephone, or small in-person appointments with staff upon request, 

should an online or public event not be comfortable for the individual.  
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Appendix B 

List of Proposed Community Benefit Principles 
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The principles have been grouped into four key policy areas, which reflect those of 
current City policies and priorities in Council’s Strategic Plan: (1) heritage conservation; 
(2) housing choice; (3) community diversity and inclusion; and (4) energy reductions 
and environmental sustainability. 
 
Heritage Conservation 
  
Recognize and protect 

 Include a site with confirmed heritage value  

 Protect the heritage elements with a Heritage Designation Bylaw 
 
Conserve 

 Not require major restoration (which incentivizes neglect for the purposes of 
unlocking development potential) 

 Include a Heritage Conservation Plan and long-term Maintenance Plan  

 Engage a heritage professional for guidance in both the application review and 
construction phases of the project 

 
Incentivize 

 Consider heritage as a community amenity contribution 

 Create sufficient development benefit to incentivize conservation and retention 

 Be comparable in time, cost, flexibility, and complexity to other application types 
 
Housing Choice  
 
Development 

 Allow development and change on sites with heritage assets 

 Be consistent with the existing OCP land use designation and related heritage 
incentive  

 
Infill 

 Focus on “missing middle” ground-oriented infill housing forms (family-friendly 
sized units preferred) 

 Prioritize on-site space for living (e.g. housing, green-space, etc.) rather than for 
vehicle parking 

 
Rental 

 Encourage the creation of rental units (such as through suite readiness)  

 Do not reduce the number of existing rental units 
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Community Diversity and Inclusion 
 
Equity and access 

 Consider physical accessibility in both building and site design 

 Provide a range of tenure and affordability options to expand the housing 
continuum 

 Have equitable eligibility, benefits, and requirements for similar projects city-wide 
 
More diverse stories 

 Support projects with histories that are not already represented in the program 

 Broaden the definition of heritage value to include more diverse narratives 
(across economic, social, and cultural groups)  

 
Expanded values 

 Define “heritage” as historic significance, not as an aesthetic 

 Consider intangible heritage values or non-building attributes and places  
(e.g. trees, views, uses etc.) 

 
Energy Reductions and Environmental Sustainability 
 
Green space 

 Provide access to at-grade on-site outdoor space for each residential unit 

 Achieve appropriate storm water management and permeable surface ratios, 
with an emphasis on natural rather than engineered systems  

 
Tree protection 

 Emphasize tree retention (on-site and in the public realm)  

 Process a Tree Permit application concurrently with the HRA review process 
Green building 

 Apply Step Code for new construction 

 Ensure access to “green building” incentive programs (e.g. thick wall density or 
Energy Save New West) 

 Identify energy upgrades for the heritage building in its Conservation Plan 
 
Sustainable transportation 

 Provide secured, weather protected bicycle parking for each residential unit  

 Support relaxations for on-site vehicle parking spaces where alternative 
transportation options exist 
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Appendix C 

Additional Information on Policy and 

Regulations 
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Heritage Designation Bylaws 
 
A Heritage Designation Bylaw is a form of land use regulation that places long-term 
legal protection on the land title of a property. It is the primary tool for restriction of 
demolition and can deny future development, even if otherwise allowable under the 
Zoning Bylaw. Any changes to a protected heritage property must first receive approval 
from City Council (or its delegate) through a Heritage Alteration Permit (HAP). Future 
development is no longer entitled to the property owner, but may be requested of 
Council. In New Westminster, properties which are subject to an HRA are required to be 
protected with a Designation Bylaw.  
 
Queen’s Park Heritage Conservation Area 
 
A Heritage Conservation Area is a distinct neighbourhood, characterized by its historic 
value, which is identified in a City’s Official Community Plan (OCP) for heritage 
conservation purposes. The Queen’s Park Heritage Conservation Area was adopted in 
2017 and includes single-detached dwelling properties south of Sixth Avenue, north of 
Royal Avenue, west of Sixth Street and east of Queen’s Park.  
 
The Queen’s Park Heritage Conservation Area is a lower level of heritage-related 
protection than individual property Heritage Designation Bylaws. Rather, the Heritage 
Conservation Area is an area management tool, which includes both heritage protection 
for the exterior of existing buildings, and design control for new construction. The goal of 
a Heritage Conservation Area is to allow change, but ensure the change is respectful of 
existing heritage character. Like Designation Bylaws, Heritage Alteration Permits 
(HAPs) are used for managing change. 
 
Development Entitlement (Zoning) 
 
The Heritage Conservation Area provides a layer of regulation in addition to that of the 
OCP and the Zoning Bylaw, which apply to all properties in the Area. All properties, 
protected or not, continue to have the same density entitlement as other properties in 
the same zoning district. If a Heritage Alteration Permit is required for construction 
activity, that permit governs design of the construction, not the density, number of units, 
height, setbacks or other elements detailed in the Zoning Bylaw. Heritage Alteration 
Permits cannot vary zoning (this is only available through a rezoning or a Heritage 
Revitalization Agreement). 
 
Incentive Program  
 
During the process of creating the Queen’s Park Heritage Conservation Area, 
neighbourhood property owners raised the issue of potential impacts to the area’s 
property values. At that time, the City engaged an economic consultant who identified 
possible impacts, and mitigation options. The incentives program framework 
subsequently endorsed by Council in May 2018 was based on these recommendations 
and feedback from City committees. 
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The framework includes items implemented in the short (2018), medium (2018-2021), 
and long term (2023+).  
 
The five short term incentives were adopted: 

 Increased density (0.2 floor space ratio) for the principal building; 

 Building Code alternate compliance options for the principal building; 

 More achievable laneway and carriage house density; 

 Relaxations for laneway and carriage house design; and 

 Servicing upgrade relaxations when building a laneway or carriage house. 
 

The seven medium term incentives were adopted: 

 Refined evaluation checklist for removal 

 Expedited permit process 

 Added services for owners 

 Support of Development Variance Permits 
The two long term incentives (heritage grants and interpretive signage) have been 
integrated into appropriate departmental work plans for the next five years. 
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