ADVISORY PLANNING COMMISSION
Tuesday, April 19, 2011 6:15 p.m.
Committee Room No. 2

AGENDA
1.0

ADDITIONS TO AGENDA

2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of February 15, 2011

3.0

LAND USE PRESENTATIONS

4.0

REZONING

4.1

273 & 275 Sherbrooke Street
File: REZ00047
An application has been received from the Elizabeth Fry Society to develop the property
addressed as 273 and 275 Sherbrooke Street. The proposal is to construct a building with
child care, ten non-market residential units for long term independent housing for women
and office space for the Elizabeth Fry Society. The proposed building would be four
storeys on the north side of the site toward the lane and two storeys on the south side of
the site toward Kelly Street. The proposed development of the site will require an
amendment to the Official Community Plan (OCP) in order to change the land use
designation of the site from (RL) – Residential Low Density to (P) – Institutional.
(Applicant: Elizabeth Fry Society of Greater Vancouver)

13

4.2

125 Columbia Street
File: REZ00043
An application has been received to rezone the property at 125 Columbia Street from
Central Business Districts (C-4) to a Comprehensive Development Zone (CD) which
would allow the construction of a 21 storey multiple family residential project containing
101 apartment units, 8 townhouse units and 740 square feet of at grade commercial space.
(Applicant/Architect: Wayne Fung, H.R. Hatch Architect Ltd; Developer: Ballenas
Project Management Ltd.)
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5.0

NEW BUSINESS

6.0

REPORTS AND INFORMATION

7.0

CORRESPONDENCE
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6:15 pm
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6:30 pm
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Advisory Planning Commission Agenda
April 19, 2011

8.0

NEXT MEETING
May 17, 2011 (in Committee Room No. 2)

9.0

ADJOURNMENT
Please contact Kathleen Stevens to confirm your attendance 604-527-4656 or
kstevens@newwestcity.ca.
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ADVISORY PLANNING COMMISSION
Tuesday, February 15, 2011, 5:30 P.M.
Committee Room No. 2

MINUTES
VOTING MEMBERS PRESENT:
Alex Sweezey
- Chair
Helen Bodnar
- Community Member
Maria Marcu
- Community Member (arrived 5:35PM)
Terry Owen
- Community Member (arrived 5:40 PM)
Baj Puri
- Community Member
Maryam Salmani
- Community Member
Brian Shigetomi
- Community Member
Mark Vance
- Community Member
Ken Williams
- Community Member
VOTING MEMBER REGRETS:
GUESTS:
Roger Hughes
Doug Massie
Bart Slotman
Eyad Al
Grant Turnbull

- HCMA (Hughes, Condon, Marler Architects)
- Chercover, Massie & Associates
- Vice-President, Uptown Property Group
- Project Manager, Turnbull Construction
- Turnbull Construction

STAFF:
Lisa Spitale
Terry Atherton
Stephen Scheving
Carolyn Armanini
Michael Watson
Sylvia Nedila

- Director of Development Services
- Manager, Civic Building & Properties
- Senior Planning Consultant (arrived 6:32PM)
- Planning Assistant
- Planning Assistant
- Committee Recorder

PROCEDURAL NOTE:

1.0

It was noted that a full member quorum was present.
The Chair dispensed with round-table introductions and welcomed
new and returning members.

ADDITIONS TO AGENDA
Item 4.0 Rezoning, 777 Columbia Street, was dealt with as the last Order of Business,
scheduled for 6:30PM.
MOVED and SECONDED
THAT the Agenda of the Advisory Planning Commission meeting held on February 15,
2011 be received and adopted, as amended.
CARRIED.
All members of Commission voted in favour of the motion
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2.0

ADOPTION OF MINUTES

2.1

Adoption of Minutes of January 18, 2011.
MOVED and SECONDED
THAT the minutes of the Advisory Planning Commission meeting held on January 18,
2011 be received and adopted as circulated.
CARRIED.
All members of Commission voted in favour of the motion.

3.0

LAND USE PRESENTATIONS

PROCEDURIAL NOTE: Due to conflict of interest, Mr. Alex Sweezey turned the Chair over to
Mr. Ken Williams for the 326 Hospital Street Land Use Presentation portion of the meeting.
3.1

326 Hospital Street

File: REZ00031

A rezoning application has been received to rezone the above-captioned property from RS-2 to
a Comprehensive Development District. The proposed rezoning would allow a four unit
townhouse development. (Applicant: Chercover, Massie and Associates).
Mr. Michael Watson provided an overview of the application and the neighbourhood context,
outlining the following:
No variance is required, the subject property is not within the Development Permit
Area, only consideration of a rezoning application is required.
The marketability and size of units have raised some concerns as the proposed
townhouse units may be too large to be a bridge between single family and apartment
ownership.
The proposed comprehensive Development District has been modeled after the
existing RT-3 and RT-3A zoning districts. Mr. Watson advised of the one change in the
drawings presented in the Agenda package to reflect visitor parking design
requirements.
Staff is requesting the Advisory Planning Commission to comment and provide
feedback on the following considerations, as outlined in the report:
- Ground and Family Oriented Units, and
- Density
Mr. Watson introduced Mr. Doug Massie, who carried on with a verbal and board presentation,
providing the following details:
Photos of surrounding buildings (modest church building to the east), a 3-storey
apartment building to the west, a low-rise apartment building across the street and
behind (on Keary Street), presently noted as single family dwellings and duplexes.
Their client is of the opinion that the project is highly marketable and quoted their past
experience in this particular real estate market.

Style of house proposed is craftsman style, has heritage guidelines, ties in reasonably
with the present style of the Sapperton area.
Doc # 158260
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Building floor plans will be able to accommodate furnishings easily as their client do not
subscribe to “real tight units not being able to accommodate or be furnished in a
conventional manner”.
All suites are of a reasonable size and imminently furnishable.
The larger units are 2,200 sq. ft., 3 bedrooms in each.
The front units are larger, the width arising from the side access.
It is proposed to use interlocking pavers in alternate ways to give the appearance of a
mews rather than a parking lot.
Colours and finishes proposed are earth tones, craftsman style with detailing, asphalt
shingle roof, stucco and cladding.
Units are still modest and is the right transition for this zone.
Close proximity to the Royal Columbia Hospital and brewery zones, in keeping with the
overall community in the area.
Responses/queries from Commission:
(Responses are denoted in italics)
Will the access to the rear units come from Hospital Street? Yes, all are paved areas.
The Engineering Department has requested the applicant explore measures to decrease
the site runoff and increase on-site retention.
Why can‟t this property be subdivided-approved such as the Keary Street property? The
applicant is entitled to subdivide the property into two single detached lots. However the
OCP designation is for medium density and the proposed development fits within that
designation. Additionally Keary Street is predominantly single detached dwellings and
the proposed application is located between a Church and a three storey multi-family
building.
Is the 15 ft. from property line on Keary Street viewed as normal or a variance?
Typically, the setbacks are around 50% of the height of the building. The height of these
houses are around 30 feet so this is maintaining that principle.
.
It is noted that the front setback is 12 ft. What are the setbacks in Queensborough?
The proposed setbacks of 12 ft., very similar to Queensborough, to promote interaction
with street.
Are there to be two parking spaces per unit? Yes, all except one unit will have two
spaces. The unit with one space is to accommodate visitor parking. What is to the south
in terms of the current use? Single detached dwelling back on to this site. A rear
setback of 25ft is required for the single detached dwelling and the proposed
development show 15ft.
Is the screening for a visitor stall and for the back property line? The visitor parking will
be screened with landscaping and additional landscaping will be considered at the rear
property line.
Is the material to be light rail retaining wall? A cedar wood fence, with planting which will
grow up and over. We will screen it.
The Chair requested audience input for which no response was noted. The Chair then
requested Member comments, as follows:
Member Comments:
Still of the opinion property should be subdivided.
I think the duplex form holds it own on the street. Tend to support.
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Yes, fits the neighbourhood, support.
Straightforward. Support.
Fits neighbourhood. Support.
Good land use option and would suggest looking at permeable paving, screening of
visitor site. Unit size, no objection. Only think would suggest looking at how building
wraps around, that building thrusts forward, looking at wrapping around forms.
Like size of building, was very pleased to see three bedrooms and yes, it‟s a good plan.
I will support.
Pet topic is parking and yesterday we had 8, now we have 7. Drove around yesterday,
parking is terrible around hospital. Park to the north (Sapperton Park), children and
playgrounds. Richard McBride School up the hill. Well-controlled school area, trafficwise good. Support.
It was noted that a formal member vote is not required, to receive for information, and to
address the questions posed on Page 3 of the report, that the Advisory Planning Commission is
comfortable with this proposal and the project is now proceeding to the next step:
MOVED AND SECONDED
THAT the report entitled “Proposed Rezoning for 326 Hospital Street – Information
Report” prepared by Michael Watson, Planning Assistant, dated February 15, 2011, be
received for information.
CARRIED.
All members of the Commission voted in favour of the Motion.
PROCEDURIAL NOTE: Mr. Ken Williams stepped down and Mr. Alex Sweezey assumed the
regular role of the Chair.
4.0

REZONING

PROCEDURIAL NOTE: At the request of the Chair, this item was dealt with at 6:30PM at the
end of the regular Agenda items.
4.1

777 Columbia Street
File: REZ00048
An application has been received to rezone the properties at 731, 739, 743, 755 and 765
Columbia Street from Columbia Street Historic Comprehensive Development Districts
(C-8) to a Comprehensive Development Zone (CD) which would allow the construction
of the multi-use civic facility and office development (Applicant: City of New
Westminster: Architects: HCMA and MCM)

Ms. Spitale introduced Mr. Bart Slotman, Uptown Property Group, Mr. Roger Hughes, architect
of record for the project, and staff members. The newly-appointed Chair, Vice-Chair and
Commission members provided round-table introductions to the public galleria.

At the request of the Chair, Ms. Spitale verbally announced that the following notification for 777
Columbia Street was sent to:
the surrounding neighbourhood within 100 metres, 1781 notices in total
all Residents‟ Associations
the New Westminister Heritage Preservation Society
the Board of School Trustees, and
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Superintendent of Schools.
One letter of support was received to this rezoning application from Carol Reimer, partowner of the Old Spaghetti Factory Building who fully supports this development
(received on-table).
Ms. Spitale further provided a comprehensive program aspect outline of the building and
overview of the site in question, stressing numerous rationale strategies and the gaming funding
role on Economic Development perspectives to the development. One of the major benefits of
the new civic site will accommodate a much-needed area to host civic dinners, banquets and
other important functions, provide a conference facility (a liquor primary license is being sought),
a theatre, the City museum and arts space. The proposed restaurant will provide an integrated
relationship with the civic facility and the office component. On the whole from a City
perspective, the new site, when completed, will become a synergistic revitalization to the New
Westminster downtown core.
The presentation was turned over to Mr. Hughes who provided information pertaining to the
project Site Context design and principles as follows:
The main concept is to create a civic facility in the middle of the downtown core or a civic
living room along Columbia Street. The intent is to open up the lobby space and frame
this with program spaces. From an architectural point of view, the intention is to create
an open living space which is the main determinant for this project.
The ground floor will be very open. The conference area would also be opened up on
occasion, making the whole ground floor level open to the street (ability to see into that
space).
From there up, the black box theatre and areas above, become more solid, expressing
the upper level in masonry, which floats over the open level on the bottom.
Interlocking is the developer‟s office area.
The signature part at the corner of 8th Street overlooks Hyack Square and will be a very
significant piece of architecture, the corner of the theatre which frames that civic space.
The main architectural ideal between that design (as building goes up the hill and midway between) is a type of transition of the old downtown and the newer redevelopment.
An explanation of the podium facility concept tower and office tower which interlocks was
provided.
The meeting was turned over to Mr. Bart Slotman, Uptown Property Group, who provided the
following comments:
This is an interesting, unique opportunity to bring Class A office space to downtown New
Westminster. It is an excellent location and the centrality of the City in the Lower
Mainland.
It is key to the urban environment, key to the skytrain, key to amenities, key to many
decisions not driven by CFO‟s, driven by people, retaining quality staff (corporate
mandates).
It is not a business park with no amenities. This type of office space assures continuous
leasing with other exposures to the downtown Vancouver area. We know this is a
building that will do well and confident it will lease to the 8th floor.
The building schematic design will allow its core to be a large-enough structure,
elevators to support office portion on top of the civic part. Phenomenal opportunities.
The restaurant will draw from the parking benefits during the day time, after hours from
the entertainment draws. Tremendous synergies.
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We built the first Gold Leeds building (BC Hydro) in Vancouver which will be adopted
accordingly for this structure.
Leed Gold is a universally accepted standard for measuring green building design,
comprising of five different components (overall environmental sustainability, energy,
water, transportation, daylight and liveability). It is not just one component, it is much
more encompassing with a full-rounded approach. It is something that is now in demand
(not just nice to have). Societies are shifting and it is one of our mandates and not to
build Leed Gold “would be silly, short changing our future”.
It will comprise part of the liveability aspect (putting people right beside windows, rather
than in interior box-like enclosures). Lots of glass, light, transparent glazing (not as in
the „70‟s and „80‟s), very open environment.
Energy air conditioning. Energy recovery is a key component. Taking heating from the
south side of the building and reusing heat on the north side, conversely, taking the cool
air on the north side and reusing it on the south side.
Fresh air, exhaust out of building, air intakes, run energy recovery ventilators
(honeycomb filters).
It is proposed to be a very “state of the art modern building system”.
Queries from Members:
Is the building six storeys high, or twelve storeys? The City part is 60 ft. high in four
storeys (3 plus mezzanine). The office tower will be 6-8 storeys high depending on preleasing. This works out to 100,000 or 130,000 sq. ft. There are also three levels of
underground parking, two levels during office hours available to civic centre users.
Mr. Roger Hughes provided an overview of the design.
To confirm, what is the Commission approving today, a six storey or a twelve-storey
building? Approving the 7.0 FSR, the ability to approach the Liquor Branch for a Liquor
Primary License, and a height of up to 220 ft.
What information can you provide regarding the water table and the parking
perspective? At second level of parking, so the third level is below the water table. It is
a jet-water sealing system as used around the Olympic Village, a fairly new technology.
Where is the main entrance? For the civic facility, it is from Columbia Street, for the
office area, the lobby is off 8th Street.
Does the City presently own that property now? Yes, the City will maintain ownership of
their portion of the parking and the civic building. The office tower and office parking will
be separate air space parcels owned by Uptown Property Group.
The building next door appears to be 380 ft. and the MUCF will be 220 ft, is there any
conflict between them and us? The Architect provided explanations regarding scaling
and massing which are valid.
The Spaghetti Factory building is very close. Wouldn‟t there be a conflict between the
proposed restaurant and restaurants nearby? Would that meet Bylaw considerations?
There are no Bylaw restrictions.
According to the recent Economic Report, having more restaurants to provide a critical
mass is desirable.
A concern was raised regarding the limited and inadequate Site Context/Street
Massing/Scale Board rendition, that a larger presentation would be better. It is a very
small streetscape, no façade. The Architect explained that he was of the opinion that
presentation was not to be made at tonight’s meeting, but that the requested larger
rendition was available digitally and could be made available. Ms. Armanini provided an
overview screening of the Streetscape Massing, prepared by HCMA, dated January 25,
2011 which appeared to reply to the concerns raised. Mr. Hughes also stated that plans
are continually changing and additional detailed design drawings will continue to be
produced.
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Reference was made to the recent Westminster Club Open Session and the negative
comments arising to the Theatre Wall on Begbie Street (big white wall) – why not use
the treatment depicted on the interurban building as probably the best historic building in
the City, for the Theatre Wall? Mr. Hughes stated that other features and articulations
will be provided at that location. He also expressed his version that “not to mimic the
past, but by creating history, we are proposing to erect a contemporary building of 2011,
not of 1912”. That type of mimic devalues and takes away from true heritage buildings”.
Staff replied “We are always open to sensitivities around the community, sympathetic to
older, historic district principles. We want historical assets to shine, but do not want to
create false historic examples. There is always room for compatibility with an
established neighbourhood and do respect the Hughes perspective”.
One member stated: “We agree to disagree”.
Another member verbalized two issues: “We are sympathetic to the heritage character
of Columbia Street (in OCP), not to mimic, but to be sympathetic”. The other is our
mandate, historic to our use, the design (not ours) for the big blank wall, therefore we
are still working on the idea of the wall.
Staff also highlighted the issue of the “principles of the building”, the two anchors at
Columbia at 8th, the Museum and Exhibit areas to be without sunlight vs those areas
requiring sunlight, but also ensuring pedestrian-friendly exposure.
Will the Conference Centre be equipped with its own kitchen? It will be equipped with a
warming kitchen, independent of the restaurant.
Has the office lease space been targeted? Mid to high $20’s. We are still developing
costs and know we need to be below the Burnaby rates, equal to Surrey, Vancouver is
premium. We are trying to fill the gap, must be price-sensitive. The area will eventually
establish its own market value (net rate, then common costs on top). We are
endeavouring to create a market central to the workplace to people perhaps living in
Richmond, Surrey who do not want to travel to Vancouver. We are reviewing cost
alternatives – Burnaby is $30, Surrey is $25, there are large spreads, over 50,000 sq. ft.
is a significant monthly cost.
Where is the mechanical space located? On the northeast corner of the roof area, the
other is recreational, people space.
One member requested an opportunity to view these drawings. Staff will arrange to
provide these details at a later date as the project proceeds.
The Chair requested members of the public gallery to provide queries or comments.
response was noted.

No

Member Comments:
My general comments are that I am looking forward to this project. On the other hand,
not too happy with the congestion traffic-wise. My one question follows the heritage
aspect as stated by another member: “Is there no possibility to have any sort of
modernized heritage image in our facades”? (to Roger Hughes). The 2nd floor is
masonry, which will relate from the material point of view, then articulation. Remember,
that a 1912 Architect would not design a building on Columbia Street of this sort, this is a
civic building, not residential, which is completely different (filigree and scale). It will
relate from point of view of materials and scale.
Further, consideration of a modern heritage architecture, could we have some of that
included? There are so many heritage buildings in the City. If you allow us to do our
job, we will do that. In 50 years’ time, people will look back and realize that is what was
happening in 2010.
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I am just conveying what some citizens are requesting and brought it to our attention and
am now bringing it to your attention whether or not how you feel about it. I am not
suggesting we have an old building, but something to look historical in a modern
building. What I would say as a City Planner as a Commission member you are entitled
to express your values and sentiments as a valid statement. This is your building.
I am definitely supportive of the project and the land uses – FSR, liquor primary
application, height of 220 ft., - don‟t have problem with the adjacent Westminster Block
and tower – introduction of office space in the downtown core is much needed.
It is a good idea to have this building, makes it (downtown) alive, but still supports the
first member‟s ideas because New Westminster is one of the oldest cities. We really
need to consider a Circa building. The massive area at the back is going to have
another stairwell – don‟t know how it helps, but it‟s (project) really a great idea.
We need more Money Marts, that‟s for sure, hope one moves into the commercial
space, some other retailers will complement the community. Great idea. Can‟t find
anything to complain about. Columbia Street for the last 10 years, downtown 25 years is
a constant problem to upgrade. It is finally going to happen. In 50 years it will be a
heritage building i.e., Royal Bank Building. I am in full support.
My thoughts go back to that time we were judging the Kresge site (681 Columbia Street)
and recall the fight for that site and how the whole neighbourhood came out and we
really fought for that site. Altogether, we influenced how that building looks today which
fits into the streetscape. In my opinion, the concept is there (very complex) we need all
those amenities incorporated, but how to have them together. It is a final project on the
street, not only what works inside, but what you see from the street, not only as a New
Westminster citizen. We like our streetscape and fight for the streetscape to be
heritage, but not only heritage. We hope we are not going to end up with some boxes
put together and some friends from other cities saying “what‟s that “thing” on Columbia
Street”. We love our City and we expect that the final project will not only be a good
concept but a building to be proud of. My only concern as a member is that we do not
have to date, for a rezoning submission, enough information (one member asked twice
how many stories?) which was finally answered. From a Zoning perspective, it is all
contained in the attached report.
I have had the benefit of also being a member of the Design Panel so have had preinformation and had time to consider and understand the “behind scenes” aspect. I do
not have any objection to the rezoning application. Supportive of planning consideration
and to see building resolved. It is not over yet – many discussions to follow.
Great concept, it‟s about time we have a site to hold some functions in the City. I
support the application.
Great project, we badly need to see 300-500 people for functions and don‟t have to go
out of City. City sealant below water table only concern, but it is a great project. Just do
not want to get in so deeply and be sorry 10-20 years from now. Begbie Street
comments not very kind (Westminster Club)
The project has to be compatible with the oldest city with “who we are and where we
are”. We have to continue to grow on this. I support the application.
The use of the property for the project is terrific. The City needs this. My firm owns a
floor of the Westminster office tower and we look upon the Begbie Street side. All great
on questions of design. We do not have much of a design mandate which used to be in
place for design permits. We have some design mandate to extend which affects the
design, should be kept to a narrow context (colour, shape). To extend those effects, we
have to bear in mind the OCP. Look at heritage and historical. Report has quite a lot of
detail, review and comments (little dodge and waive). I think the OCP says we‟re
encouraged to preserve historical (this is a new building, not quite it), but otherwise
buildings are supposed to be sympathetic of and supportive, which is quite different than
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the building has to look heritage. We don‟t know how the building will eventually look
and could say it strays outside OCP as of right now. Staff and Architect continue to be
as supportive and sympathetic to nature of neighbourhood, transition as well. Past 8th
Street not much heritage on historical façade of old Salvation Building. Those are my
comments.
MOVED and SECONDED
THAT an application to rezone 777 Columbia Street to Comprehensive
Development Districts (Multi Use Civic Facility) (CD-35) in order to accommodate
the proposed Multi Use Civic Facility and Office project be approved as a
recommendation to City Council
CARRIED.
All members of Commission voted in favour of the motion.
MOVED and SECONDED
THAT the report prepared by Ms. Lisa Spitale, Director of Development Services,
entitled “Rezoning of 777 Columbia Street – Multi Use Civic Facility/Office Development,
dated February 15, 2011, be received for information.
CARRIED.
All members of Commission voted in favour of the motion.

5.0

NEW BUSINESS

5.1

Election of Chair and Acting Chair
Nominations for Chair:
It is noted for the record:
One nomination for the Chair was proposed: Mr. Alex Sweezey.
Mr. Sweezey accepted.
Moved by Mr. Baj Puri, seconded by Mr. Terry Owen and CARRIED
THAT Mr. Alex Sweezey be nominated as Chair of the Advisory Planning
Commission 2011, by acclamation.
Nominations for Vice-Chair:
One nomination for the Vice-Chair was proposed: Mr. Ken Williams.
Mr. Williams accepted.
Moved by Mr. Terry Owen, seconded by Mr. Baj Puri and CARRIED
THAT Mr. Ken Williams be nominated as Vice-Chair of the Advisory Planning
Commission 2011, by acclamation.

5.2

Permission to use Contact Information to Deliver Information Pertaining to City
Business:

The Chair advised that the Permission Form was required as record-keeping administrative
control purposes. The Forms will be forwarded to the City Clerk for safe-keeping.
Doc # 158260
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6.0

REPORTS AND INFORMATION

6.1

Advisory Planning Commission 2011 Meeting Schedule:

The Chair noted that the APC typically meets on the 3rd Tuesday of each month, with the
exception of December, meeting is the first Tuesday of the month.
Received for information.
7.0

CORRESPONDENCE

No correspondence.
PROCEDURIAL NOTE: The Chair requested that the Meeting adjourn at 6:05PM and
reconvene at 6:30PM to deal with Item 4.0 Rezoning, 777 Columbia
Street.
8.0

NEXT MEETING

8.1

NEXT MEETING
March 15, 2011 (in Committee Room No. 2).

9.0

ADJOURNMENT
The meeting was adjourned at 7:30 PM.

ALEX SWEEZEY
Chair
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Advisory Planning Commission
Members

Date: April 19, 2011

From:

Barry Waitt,
Senior Planner

File:

Subject:

Rezoning of 125 Columbia Street for a Mixed Use Commercial and
Multiple Family Residential Development

SDP 175
REZ 043

PURPOSE
The purpose of this report is to seek a recommendation from the Advisory Planning
Commission on the proposed mixed use commercial and multiple family residential
development at 125 Columbia Street.
BACKGROUND
Applicant
and Architect:

Wayne Fung,
H.R. Hatch Architect Ltd.

Existing Zoning:

Central Business Districts (C-4)

Proposed Zoning:

Comprehensive Development District (based on C-4
District guidelines)

Official Community Plan
Land Use Designation:

Mixed-Use High Density: mixed-use (commercial and/or
residential) throughout Downtown, outside of Columbia
Historic Mixed-Use

Development Permit
Area:

Downtown Community Plan – Appendix to the Official
Community Plan

Site Characteristics:

Frontage: 40.2 m (132 ft.)
Depth: 40.2m (132 ft.)
Site Area: 1,618.6 square metres (17,424 sq. ft.)
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SITE CONTEXT
The site is located in the downtown development permit area. The site is currently vacant
and slopes steeply down towards Columbia Street. Albert Crescent Park is east of the
site, while the British Columbia Transit Authority Police Services (BCTAPS) site is to
the west across Elliot Street. A twelve storey multiple family residential building is to the
north across Clarkson Street, with Columbia Street, the railway tracks, Front Street and
the edge of the future Waterfront Park beyond to the south towards the Fraser River.
OFFICIAL COMMUNITY PLAN CONSIDERATIONS
Land Use Designation
The project site is currently designated Mixed-Use High Density in the Official
Community Plan (OCP). This designation is described as:
Mixed-use (commercial and/or residential) throughout Downtown, outside of
Columbia Historic Mixed-Use
Retail, office, service or residential
Any combination of the above (can be one use or multiple uses)
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This development is in conformance with the land use designation in the Downtown
Community Plan, providing a mixed use, commercial / multiple family residential
development project. The Downtown Community Plan is also supportive of commercial
activities which relate to the street, provide animation and specifically encourages
outdoor seating where appropriate. This development proposal is supportive of these
objectives through the inclusion of a small café at the corner of Columbia Street and the
Elliot Street walkway, including outdoor seating.
Character Precincts
The site is within the Albert Crescent Precinct of the Downtown Community Plan. The
Albert Crescent Precinct envisions high rise towers around Albert Crescent Park,
enhancing its formal park setting. The development also includes eight townhouse units,
which is supportive of the Albert Crescent Precinct objective of providing ground
oriented housing in consideration of the new elementary school planned for this area.
DEVELOPMENT PROPOSAL
The development proposal is for a twenty one storey multiple family residential project,
with some commercial at grade. The proposal is for 101 apartment units, 8 townhouse
units and 740 sq. ft. of commercial, resulting in a total gross floor area of 110,944 sq. ft.
and a Floor Space Ratio of 6.37. Rezoning the site to CD Comprehensive Development
District is necessary primarily in order to accommodate the proposed additional density
beyond that permitted under the current C-4 District zoning and a reduction in the
parking provided.
Unit Breakdown:
One bedroom:
Two bedrooms:
Three bedrooms:

Units
35
67
7

The Zoning Bylaw requires 170 parking spaces for this development, including 2
commercial spaces and 22 spaces for residential visitor parking. The applicant is
proposing 131 parking spaces, including the sharing of the commercial parking spaces
and the residential visitor parking spaces.
The applicant has submitted a Parking Review by Bunt & Associates which assesses and
provides information supporting the following three variations from the parking
requirements in the Zoning Bylaw: 1) the overall parking provided 2) the sharing of the
commercial and residential visitor parking and 3) the percentage of compact cars
permitted.
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Information in the study showed that the parking rate per unit for three comparable
buildings in the area is 0.97, with the unit sizes in the comparable buildings being slightly
larger, thus supporting the one space per unit proposed for this development. Other key
information included studies of small car parking spaces which support the increased
number of compact car spaces and a discussion of peak demand times for the residential
visitor and commercial parking. The location of the site two blocks from Columbia
SkyTrain station and along the Central Greenway are also noted as supporting factors.
CHANGES SINCE FIRST PRESENTATION TO APC
The project was presented to the Bicycle Committee for comment on the bicycle
connection through the Elliot Street walkway, which is a planned Greenway in the
Downtown Community Plan. The Bicycle Committee adopted a motion asking the
developer to look into a more circuitous route through Albert Crescent Park in order to
reduce the grades for cyclists. The applicant has presented a number of options for
routing cyclists through the park from Columbia Street back to Clarkson Street.
However, Development Services and Parks staff have reservations regarding the benefit
of these more circuitous routes and the impact they would have on the park vs. the short,
but steeper existing route up Elliott Street. The project was also presented to the Special
Services and Access Committee to review the accessibility improvements proposed for
Elliott Street. The Special Service and Access Committee provided recommendations
regarding widening a landing, handrails along the path and raised curbs to prevent soil
from washing into the pathway.
The proposed development has also been presented to the New Westminster Design
Panel (NWDP) three times and will be presented to the panel again next week. In
response to concerns expressed by some panel members that the proposal was ‘just too
big’ and that it pushes itself to the property lines, the applicant has narrowed the tower on
the Elliot Street walkway and Albert Crescent Park sides, while setting most of the tower
back from Columbia Street. A five foot setback from Clarkson Street has also been
provided. Overall, the number of units has been reduced from 120 to 109 and the FSR
has been reduced from 6.7 to 6.37, with one storey being added to the tower. Other
changes involving materials and design matters have been incorporated into the plans.
STEPS IN THE PROCESS
The steps in the process are:
1.
2.
3.
4.
5.

Meeting with residents of 31 Elliot Street - completed
Presentation to Downtown Residents Association – completed
Advisory Planning Commission: land use – completed
Presentation of Elliot Street improvements to the Bicycle Committee - completed
New Westminster Design Panel – preliminary submission - completed
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6. Second submission to the New Westminster Design Panel – completed
7. Presentation of Elliot Street improvements to the Special Services and Access
Committee – completed
8. Second submission to the Advisory Planning Commission – we are here
9. Report to Council on the rezoning application
CONCLUSION
An application has been received to rezone 125 Columbia Street to Comprehensive
Development District, based on C4 District guidelines in order to accommodate a mixed
use commercial / multiple family residential development. Rezoning to a Comprehensive
Development District is required in order to accommodate the additional density beyond
what is permitted under the current C4 zoning and the variations in parking from the
Zoning Bylaw.
The development proposal is in conformance with the mixed-use high density land use
designation in the Official Community Plan and has elements which are supportive of
Official Community Plan objectives supporting ground oriented housing in this area and
the provision of commercial activities which relate to the street, including an outdoor
patio.

_________________
Barry Waitt
Senior Planner
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