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NEW WESTMINSTER DESIGN PANEL
Tuesday, July 28th, 2015 3:00 p.m.
Committee Room No. 2
MINUTES
MEMBERS PRESENT:
Donald Andrew
Maria Fish
Meredith Mitchell
David Roppel

- AIBC Representative
- BC Society of Landscape Architects
- BC Society of Landscape Architects
- Development Industry Representative (UDI)

REGRETS:
Robert Duke
Doug Hamming
Jay Hiscox

- AIBC Representative
- Chair, AIBC Representative
- AIBC Representative

GUESTS:
Taizo Yamamoto
Florian Fisch
Eric Pattison
Keith Ross
Cameron Chalmers

- Yamamoto Architecture Inc.
- DK Landscape Architecture
- Pattison Architecture
- K.R. Ross and Associates
- Platform Properties Ltd.

STAFF:
Jim Hurst
Barry Waitt
Lauren Blake

- Development Planner
- Senior Planner
- Committee Clerk

The meeting was called to order at 3:03 p.m.
1.0

ADDITIONS TO AGENDA
MOVED and SECONDED
THAT David Roppel be selected as the interim Chair for the July 28, 2015 meeting.
CARRIED.
All members of the Panel present voted in favour of the motion.
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MOVED and SECONDED
THAT Item 4.3 be removed from the agenda; and,
THAT the agenda be adopted as amended.
CARRIED.
All members of the Panel present voted in favour of the motion.
2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of June 23, 2015
MOVED and SECONDED
THAT the June 23, 2015 New Westminster Design Panel minutes be adopted.
CARRIED.
All members of Council present voted in favour of the motion.

3.0

REPORTS AND INFORMATION
There were no items.

4.0

DESIGN REVIEWS

4.1

26 East Royal Avenue

DPW00012

Barry Waitt, Senior Planner, summarized the report dated July 28, 2015 regarding
Development Permit applications that have been received to allow for a mixed use
commercial and multiple unit residential development at 26 East Royal Avenue.
Taizo Yamamoto, Yamamoto Architecture Inc., provided a PowerPoint presentation
outlining the details of the project as outlined in the report dated July 28, 2015.
Florian Fisch, DK Landscape Architecture, spoke to the landscaping of the project as
outlined in the report dated July 28, 2015.
In response to questions from the Panel, Mr. Yamamoto advised that way finding and
signage would include ceremonial banners to denote special events, and way finding to the
commercial space.
The Panel commended the applicant for the amendments made to the project since the
June 16, 2015 meeting. In addition, the Panel provided the following suggestions:
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The urban character of the sign post could be enhanced, or incorporate the history
of the site;
The amenity space could be integrated with the outdoor space; and,
The paving pattern located at the entrance on East Royal Avenue could
differentiate the area as the entrance to the site.
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MOVED and SECONDED
THAT the Panel support the relocation of the amenity space to the plaza in place of
commercial space; and,
THAT the Panel suggest the following:
 improvements be made to the urban character of the sign posting;
 extensive glazing be utilized on the doors and windows of the amenity space facing
the plaza; and,
 special paving be utilized at the plaza entry on East Royal Avenue.
CARRIED.
David Roppel voted in opposition to the motion.
4.2

1 Cumberland

DPS00034

Jim Hurst, Development Planner, summarized the report dated July 28, 2015 regarding 1
Cumberland Street, noting that the site is owned by Metro Vancouver. The site will be
developed with a new pump station by the Metro Vancouver Sanitary Sewer and
Drainage District and an extension of the Brunette Fraser Regional Greenway by Metro
Vancouver Regional Parks.
In response to questions from the Panel, Mr. Hurst advised that the access ramp
currently has an 8% slope, noting that the Access Ability Advisory Committee generally
prefer that ramps have a slope of 4%.
Eric Pattison, Pattison Architecture, provided a PowerPoint presentation summarizing the
details of the project as outlined in the report dated July 28, 2015.
Keith Ross, K.R Ross and Associates, spoke to the landscaping of the project as outlined
in the report dated July 28, 2015.
In response to questions from the Panel, Mr. Pattison and Mr. Ross provided the following
information:
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Bollards would be utilized to provide separation between the plaza and greenway
trail;
The Metro Vancouver Parks department has standard furniture such as benches
and picnic tables that could be implemented at the site;
The coloured glass panels would provide privacy; and,
While the building would have security lighting at night, Port Metro Vancouver
does not light its parks at night.
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The Panel noted that the project effectively utilizes the site’s green space and that the
landscaping would complete the river front trail. The Panel commended the applicant for
the use of exposed heritage pipe, interpretive signage and heritage photos. In addition, the
Panel provided the following suggestions:







The coloured window panels could be toned down with additional balance;
The hydro mast requires additional work;
Additional visual or textural delineation could be utilized between the plaza and
greenway trail;
The parking lot could not utilize curbs to assist with drainage;
The roof form could benefit from additional expression; and,
The building structure could benefit from alternative materials.

MOVED and SECONDED
THAT the project return to the Panel with consideration made for:
 The use of color on the window glazing;
 Roof form;
 Upper and lower plaza details;
 Permeable pavers;
 Interface between the plaza and the greenway, including the ramp to the upper
plaza;
 Public art response; and,
 The interface between the upper plaza and the building.
CARRIED.
All members of the Panel present voted in favour of the motion.
4.3

This item was removed from the agenda.

4.4

Queensborough Special Study Area

OCP0009

Rupinder Basi, Senior Planner, and Lynn Roxburgh, Planner, summarized the report
dated July 28, 2015 regarding an application that has been received to amend the Official
Community Plan in order to change the land use designation and to create a new
Development Permit Area and design guidelines for the portion of the Special Study Area
designated Queensborough Comprehensive Development (QCP).
In response to questions from the Panel, Ms. Roxburgh advised that other developments
in the area would be governed by these design guidelines.
Cameron Chalmers, Platform Properties Ltd., provided a PowerPoint presentation
summarizing the details of the project as outlined in the report dated July 28, 2015.
In response to questions from the Panel, Mr. Chalmers provided the following
information:
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Street parking would be provided along Mercer Street;
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The plaza would be located near the street to animate the space and make the
project feel like less of a strip mall;
It is unclear when or if whistle cessation would be accomplished at the Mercer
Street crossing; and,
Ewen Avenue would not function as the main street due to the presence of
railway tracks.

Discussion ensued, and the Panel suggested that while it would be sensible to locate

commercial space along Mercer Street, Ewen Avenue should be developed as well. The
Panel provided the following additional suggestions:









That the non-residential use for the main floor of the live-work units be included
in the design guidelines;
That additional parking be implemented;
That the plaza have additional functionality, such as farmer’s markets, movie
nights and storm water management;
The guidelines could provide additional information regarding how this project
would be distinct from other projects in the area;
That a residential entrance be provided from the Mercer Street frontage;
That the flexible live-work units be located closer to the sidewalk to provide
additional interface;
That additional work is required on the intersection located at Blakely Street and
Mercer Street; and,
That the Ewen Avenue greenway be brought through the parking lot.

MOVED and SECONDED
THAT the design guidelines for the portion of the Special Study Area designated
Queensborough Comprehensive Development are appropriate; however, additional work
is required on the commercial plaza, flexible live-work units and meaningful identity
CARRIED.
All members of the Panel present voted in favour of the motion.
5.0

NEW BUSINESS
There were no items.

6.0

UNFINISHED BUSINESS
There were no items.

7.0

CORRESPONDENCE
There were no items.
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8.0

NEXT MEETING
August 25, 2015 (in Committee Room No. 2)

9.0

ADJOURNMENT
ON MOTION, the meeting was adjourned at 6:15 p.m.
Certified Correct,

______________________________
David Roppel
Acting Chair
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the New Westminster
Design Panel

Date: August 25, 2015

From:

Nicholas Hardy,
Planning Assistant

File:

REZ00012
DPN00013

Jim Hurst,
Development Planner
Subject:

Development Permit Application to Allow an Industrial Building with an
Amendment to the Zoning Bylaw to permit an Accessory Caretaker Suite
– Second Report.

THAT this report be received for information.
________________________________________________________________________
PURPOSE
An application has been received to issue a Development Permit to develop a three storey
33.5 foot (10.2 metre) industrial building at 520 Twenty-First Street with 19,341 square
feet (1,796.84 square metres) of floor space. The Development Permit application is in
conjunction with a rezoning application for a site specific amendment to the Zoning Bylaw
to permit a two bedroom accessory residential unit to allow a caretaker to live on site.
BACKGROUND
Owner:

Nirvana Holdings

Architect:

Douglas R. Johnson Architect Ltd.

Zoning:

Light Industrial (M-1)

Official Community Plan Land
Use Designation:
Official Community Plan
Development Permit Area:

(I) Industrial

Site Area:

37,177 square feet (3,454 square metres)

Development Permit Area North Arm North –
Industrial
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APPENDICES

1
2
3

Title
Location Map
Project Plans
Landscape Architect Plans

Title
4 Sustainability Report Card
5 Official Community Plan Consideration

PROPOSAL
The applicant proposes to construct a three storey industrial building with 19,341 square
feet of floor space (1,720 square metres) for the purpose of steel manufacturing. The site
area is shown as 37,177 square feet (3,454 square metres). The building would have a site
coverage of 37%, a maximum height of 33.5 feet (10.2 metres) and a floor space ratio of
0.52. The applicant proposes 23 parking spaces and six long term bicycle parking spaces.
The parking area is shown at grade on the west side of the subject site along the northern
side of the access driveway adjacent to the proposed building.
Proposed plans show the ground floor to have 10,894 square feet (1,012.09 square feet) of
floor space for steel manufacturing and 2,679 square feet (248.89 square metres) of floor
space for a showroom and office uses. The ground floor shows a net showroom area of
1557 square feet (144.65 square metres) and a net office area of 540 square feet (50.17
square metres). The second floor shows 3,492 square feet (324.42 square metres) of floor
space for office and storage uses. The second floor shows a net office area of 2,100 square
feet (195.10 square metres). The third floor shows 2,276 square feet (211.45 square
metres) which includes a net office area of 765 square feet (71.07 square metres) and a
residential area of 814 square feet (75.62 square metres).
Site Context
The subject site was a remnant piece of the Ministry of Transportation’s highway
construction. Directly to the north of the site is Marine Way, a regional transportation
cooridor which connects to Highway 91A via the Queensborough Bridge. The properties
to the east and south of the site are zoned Industrial (M-2). Directly to the west of the site
is the Queensborough Bridge. Under the bridge are railway lines operated by Southern
Railway.
Site Constraints
The subject site is a triangular shape. This coupled with a statutory right of way to the
south of the property limits where the proposed building can be situated, and the size of the
driveway crossing.
Doc #728570
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To the south of the site exists steep grade which will require the construction of a stepped
retaining wall.
Proximity to Transit Service
Transit Facility
Skytrain Station

Frequency
10 minutes.

Distance (m)
800 Metres

Frequent Transit
Network
Transit Stop

To the West.

800 Metres

Every 15 minutes during peak
operating hours.

800 Metres

The site is not within immediate walking distance of the Twenty Second Street Skytrain
Station. There is access across Marine Way via a pedestrian route running north across the
Queensborough Bridge by the Westside dog Park.
POLICY CONTEXT
Official Community Plan Considerations
The Official Community Plan designates this site as (I) Industrial.
(I) Industrial: This designation allows for Industrial uses that operate at an
intensity of use suitable to the surrounding area.
Zoning Bylaw Considerations
The applicant has proposed a steel manufacturing plant with accessory retail/office space
which is permitted in the Light Industrial M-1 Zoning District. The applicant has also
proposed an site specific amendment to the Zoning Bylaw to permit a two bedroom unit
for a caretaker to live on site.
There are no Zoning Districts in the existing Zoning Bylaw which would accommodate
this development, as such an amendment to the Zoning Bylaw is needed.
As accessory caretaker units are currently not permitted or exist in the City of New
Westminster, staff will be permitting this on a site specific basis.

Doc #728570
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Parking
Section 150 of the City of New Westminster Zoning Bylaw stipulates off-street parking
requirements. Based on the plans provided the applicant is required to provide 26
parking stalls (including one Disabled parking stall) and one loading stall.
Plans currently show 23 parking spaces and one loading space. Staff will work with the
applicant to add remaining parking spaces along the northern rear side of the property.
Development Permit Area
The subject site is in the North Arm North Foreshore Development Permit Area. Lands in
this development permit area are designated to provide opportunities for continued
industrial development with a waterfront orientation. The area was established to provide
objectives and guidelines for the form and character of industrial development.
The objectives of the North Arm North Foreshore Development Permit Area are:
 Promote the viability of industrial uses.
 Mitigate the impact of industrial land uses adjacent to residential neighbourhoods.
The guidelines of the North Arm North Foreshore Development Permit Area are:
 Design the layout of manufacturing operations, storage operations, truck access
and egress, and loading open areas to mitigate the effects of industrial emissions
and noise on adjacent residential land uses.
 Provide a visual transition between the more intensive industrial use on the west
and adjacent residential land use.
 Design exterior appearance of building to be compatible with adjacent residential
land uses.
 Comply with Fraser River Estuary Management guidelines.
Urban Design Guidelines
Industrial Design Guidelines
The City will review and evaluate industrial development applications with respect to the
following guidelines:
 Vary the shape, massing and exterior finishes of buildings.
 Utilize exterior lighting which is unobtrusive, and signage which is consistent with
the architecture of the building and its surrounding context.
Doc #728570
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 Maintain or enhance views of the waterfront at street ends.
 Design parking facilities to contribute to the streetscape of the area.
 Utilize attractive landscape design including street trees and planters to improve
the relationship between industry and other land uses.
 Minimize noise emission and vibration effects in the area with
appropriate building orientation, siting and design.
 Employ technical approaches to noise mitigation in building construction.
 Place landscaped areas adjacent to major highways to form visual and acoustic
barriers.
 Design and locate buildings to serve as visual and acoustical barriers to the rail
line where industrial sites abut railway tracks.
 Seek to incorporate Crime Prevention through Environment Design guidelines
with respect to building design, lighting and signage.
 Identify, and screen appropriately, areas for the holding of garbage and
recyclable material
Previous Design Panel Comments and Revisions
This project was presented to the New Westminster Design Panel on April 28, 2015. At
that time the NWDP made the following comments:
 The project could benefit from better cohesion of materials between the three
storeys;
 The main warehouse could benefit from material variety;
 That there be acoustic consideration for the project due to the site’s proximity to the
railway or highway;
 There could be an additional exterior lunch area on the first floor;
 There could be an overhand over the main entrance door;
 There could be additional opportunities for sustainable components; and,
 There could be additional exuberance in the form of the building, noting that the
building is currently below the heigh limititations.
The applicant has provided the following revisions since the April 30 NWDP meeting:
 The caretaker suite has been reduced in size to 814 squarefeet (75.62 square metres)
 The exterior materials now run vertically in the office component providing more
cohesion.
 The main warehouse has been improved with a roof overhang/steel support
structure added, larger windows, entry canopies and a two tone colour pallet.
 The third floor now slopes up over the office component providing more drama to
the building form.
Doc #728570
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 The security gates have been moved back on the building so that the public face
façade and landscaping can by fully expressed.
 A ground floor picnic area is proposed in a area on a south west corner of the
building.
 Internal planning of the building is more fully realized.
Sustainability Report Card
A Sustainability Report Card shows the application to be generally supportive of the City’s
sustainable objectives. It does so by providing the potential to redevelop a vacant
Industrial site, thus creating a more intensive use of land while supporting a new business
in New Westminster. This will provide a net increase to the City’s property tax base.
The applicant is proposing to reduce energy consumption by providing a 24 kW solar
electric system for hot water, space heating and product testing.
Metro Vancouver Considerations
Our Regional Growth Strategy (RGS) Metro Vancouver 2040: Shaping our Region has
highlighted the importance of preserving and promoting industrial lands in the region. Due
to a constrained land base and strong demand for all types of land uses, the regional supply
of industrial land is under significant pressure for conversion to non-industrial uses.
According to Metro Vancouver demand for industrial land is increasing and the region will
likely face a shortage of industrial lands over the next 10 to 15 years.
A key objective of the RGS is to protect the supply of industrial land through maintaining
the amount of land that is designated industrial.
Metro Vancouver Industrial Land Protection and Intensification Policies
In October 2014 Metro Vancouver published the above document which supports
extending the lifespan of remaining industrial lands through industrial intensification and
redevelopment The policy also highlights that Metro Vancouver municipalities have a role
to include policies for mixed employment areas which exclude residential uses, except for
an accessory caretaker unit which can be considered as supportive to the success of an
industrial operation.
The proposed application supports the recommendations discussed in the Metro Vancouver
Industrial Land Protection and Intensification Policies publication.

Doc #728570
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DISCUSSION
Metro Vancouver Regional Survey
The proposed applications show a two bedroom residential unit for a caretaker. An
Accessory Caretaker Unit is currently prohibited in the City of New Westminster.
Nine Metro Vancouver municipalities were surveyed regarding their policy towards
accessory caretaker units. Of the nine surveyed only two prohibited accessory caretaker
units outright. All other municipalities surveyed permitted an accessory caretaker unit in
some capacity and permitted an accessory caretaker unit in their Light Industrial District.
Appendix 6 shows this survey in detail.
An accessory caretaker unit can be considered beneficial to the successful operation of a
business. In this instance due to the isolated area of the subject site coupled with the
applicants financial investment in the operation a caretaker could prove beneficial by
providing eyes on the street during non-operational hours. This would also be beneficial
for the subject sites surrounding neighbours.
As the Zoning Bylaw does not permit an Accessory Caretaker Unit staff believe that
permitting the proposed Accessory Caretaker Unit through a site specific text amendment
to the Zoning Bylaw would be the best option. This will allow the applications to be used
as a pilot to help determine if it would be appropriate for similar applications in the future.
It will also permit staff to set restrictions appropriate to the subject site.
Design Considerations
Staff has reviewed the revised submission and are supportive of the design. Staff would
appreciate general comments from the NWDP on the proposed building and site design.
Additionally, staff would appreciate comments on the following considerations:
1. Staff would appreciate comment on the revisions provided by Douglas Johnson.
2. Staff would appreciate comment on the conformance with the Urban Design
Guidelines.

Doc #728570
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520 Twenthy-first Street
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This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be
accurate, current, or otherwise reliable.
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LAND USE DESIGNATION FOR 520 TWENTY FIRST STREET
(I) Industrial – this area will include industrial uses including those industrial uses
which are dependent on waterfront access. The City will consider issuing temporary
industrial land use permits in this area provided that the industrial use: will operate at an
intensity of use suitable to the area; will operate at an intensity of use suitable to the area;
will operate on a temporary basis only; has demonstrated plans to relocate or apply for a
rezoning to allow the land use before the permit expires; and, is compatible with other
uses in the vicinity, uses allowed in the area’s Official Community Plan designation, and
uses allowed under the Zoning Bylaw. In considering the compatibility of such
applications, the City may also consider the design, servicing access, screening, and
landscaping to be provided in connection with the temporary use.
INDUSTRIAL / BUSINESS PARK DEVELOPMENT PERMIT AREA
DESIGNATION FOR 520 TWENTY FIRST STREET
#1 NORTH ARM NORTH FORESHORE
The North Arm North area, identified as Development Permit #1 (see Map D4) is
designated to provide an opportunity for continued industrial development with a
waterfront orientation. This area is designated in order to establish objectives and
guidelines for the form and character of industrial development.
(Discussion of this area is also contained in section 2.8: Industrial Activity and the
Economy).
Objectives
The objectives of this designation are:
 Promote the viability of industrial uses.
 Mitigate the impact of industrial land uses adjacent to residential neighbourhoods.
Guidelines
Development permits issued shall be in accordance with the following guidelines:
 Design the layout of manufacturing operations, storage operations, truck access
and egress, and loading open areas to mitigate the effects of industrial emissions
and noise on adjacent residential land uses.
 Provide a visual transition between the more intensive industrial use on the west
and adjacent residential land use.
 Design exterior appearance of building to be compatible with adjacent residential
land uses.
 Comply with Fraser River Estuary Management guidelines.
Doc # 666666
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URBAN DESIGN GUIDELINES
INDUSTRIAL GUIDELINES
The City will review and evaluate industrial development applications with respect to the
following guidelines:
 Vary the shape, massing and exterior finishes of buildings.
 Utilize exterior lighting which is unobtrusive, and signage which is consistent with
the architecture of the building and its surrounding context.
 Maintain or enhance views of the waterfront at street ends.
 Design parking facilities to contribute to the streetscape of the area.
 Utilize attractive landscape design including street trees and planters to improve
the relationship between industry and other land uses.
 Minimize noise emission and vibration effects in the area with appropriate
building orientation, siting and design.
 Employ technical approaches to noise mitigation in building construction.
 Place landscaped areas adjacent to major highways to form visual and acoustic
barriers.
 Design and locate buildings to serve as visual and acoustical barriers to the rail
line where industrial sites abut railway tracks.
 Seek to incorporate Crime Prevention through Environment Design guidelines
with respect to building design, lighting and signage.
 Identify, and screen appropriately, areas for the holding of garbage and recyclable
material
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