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Minutes Extract 
Official Community Plan Amendment Bylaw No. 8399, 2023 and Zoning 

Amendment Bylaw No. 8400, 2023 and Road Closure Bylaw No. 8401, 2023 
 for 909-915 Twelfth Street 

 
 
R-2 Report to Council – July 13, 2020 
 
19. 909 - 915 Twelfth Street:  Official Community Plan Amendment, Rezoning 

and Development Permit Application 
 
Note: Council previously approved item 19 on consent, however Councillor Das was 
absent during the adoption of the consent agenda. When she joined the meeting as it 
reconvened at 2:00 p.m., she advised she had wanted to ask questions regarding this 
item. Council agreed to rescind the approval on consent of item 19 to allow Councillor 
Das to ask questions of staff. 
 

In discussion, Council noted the following: 
 

• This development will result in losing three more retail opportunities on 
Twelfth Street; 

• Concerns that there will be more and more developments in the area 
without commercial or retail use; and, 

• Area residents have indicated they wanted more compact, thriving 
businesses; there is a willingness to reopen this in the development of the 
commercial strategy. 
 

In response to Council questions and concerns, Jackie Teed, Acting Director of 
Development Services, and Rupinder Basi, Acting Manager of Development 
Services, provided the following information: 
 

• There are currently two applications being evaluated for the upper Twelfth 
Street area, and there may be a third; 

• Staff are working on a concurrent commercial strategy to bring business 
back; and, 

• Under current zoning, the applicant could put retail at ground level, and build 
two storeys above; more height would not be allowed without an Official 
Community Plan amendment. 
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MOVED and SECONDED 
 
THAT Council direct staff to process the Rezoning and Development Permit 
applications at 909-915 Twelfth Street and the Official Community Plan 
amendment application for a portion of the rear lane adjacent to the site, as 
outlined in the report dated July 13, 2020, entitled “909-915 Twelfth Street Official 
Community Plan Amendment, Rezoning and Development Permit Application”. 

THAT Council, with regard to the proposed Official Community Plan amendment 
for a portion of the rear lane adjacent to 909 and 911 Twelfth Street:  
 
1) Give consideration to the requirements of Section 475 and 476 as well as other 

relevant sections of the Local Government Act;  
 

2) Direct staff to advise and consult with the following: 
 

a. the Board of Education of School District 40; 
 

3) Direct staff to seek input from interested parties in the following manner: 
 
a. send a request for written comments to the parties listed above; 
b. place a notice on the City Page to advise the public of this application; and 
c. require the applicant to include notice of the proposed OCP amendment on 

the site signage required for the subject application. 
 

4) Not require consultation with: 
 
a. Board of the regional district in which the area covered by a plan is located 

(Metro Vancouver); 
b. any greater boards or improvement districts other than as noted herein, as 

none are considered to be affected by this application;  
c. the council of any municipality that is adjacent to the area covered by the 

plan; 
d. First Nations; 
e. greater boards and improvement boards;  
f. the Provincial and Federal governments and their agencies 

CARRIED. 
(Councillors Das, McEvoy, and Puchmayr opposed). 
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R-3 Report to New Westminster Design Panel – February 23, 2021 
R-4   Presentation to New Westminster Design Panel – February 23, 2021 
 
5.1 909, 911, 915 Twelfth Street – Proposed Five Storey, 40-Unit Residential 

Development 
 

Athena Von Hausen, Development Planner, reviewed the February 23, 2021 staff 
report detailing the Rezoning and Development Permit applications for the 
properties at 909-915 Twelfth Street. The applications would facilitate the 
development of a five-storey building, consisting of 40 residential units and an 
overall density of 2.5 FSR. 
Ms. Von Hausen also noted that an Official Community Plan amendment would be 
required to change the land use designation of a portion of a City-owned lane at 
the rear of the project, and reviewed the questions that the Design Panel was 
asked to consider in relation to the proposal. 
 
Rosa Salcido, Vivid Green Architecture Inc. and Denitsa Dimitrova, PMG 
Landscape Architects, provided a PowerPoint presentation regarding the 
application, highlighting the following information: 
 
• Site location, including existing businesses on the site, and details of the 

desired establishment of a commercial corridor on Twelfth Street; 
• Details of the proposed project, including changes made to the height of the 

project in response to staff and neighbourhood feedback; 
• Highlights and statistics of the proposal, including amenity spaces, public realm 

improvements, architectural style, family-friendly and adaptable housing units 
and proposed parking; 

• Design drawings, floor plans and elevation drawings for the proposed 
development, including proposed materials, and shadow studies; and, 

• Landscape plans for each level, including the retention of existing trees. 
 
In response to questions from the Panel, Ms. Salcido and Ms. Dimitrova provided 
the following information: 
 
• The Step Code 4 energy model has not yet been completed for the application, 

as it is required at the Building Permit stage of the process; 
• The location of the garbage area has been determined as a result of access 

from the lane; 
• The floor of the proposed garbage room is sloped and contains a drain so that 

it can be washed; 
• There is no confirmed plan in place for the maintenance of planting on the 

proposed private patios; however, this would likely be managed by the 
building’s strata; 

• The building is proposed as wood frame and concrete for the parkade level; 
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• The proposed material for the dog relief area is artificial turf with drainage, 
which is replaceable and washable, and water would be supplied close by; 

• The ground level units are proposed as two-level townhomes, which would 
likely be addressed as unit numbers on Twelfth Street, whereas the remainder 
of the building would be addressed on London Street; 

• The height of the planters facing Twelfth Street would be 1’6” beside the 
sidewalk and then rise up to 3ft;  

• Because the upper level of the building is recessed, the rooftop amenity would 
likely overlook the outdoor spaces within the building more than the adjacent 
single family yards; 

• Elevator access on P1 is behind the gate; therefore, visitors would need to use 
the ramp to get to grade level from the visitor parking on P1; 

• Consideration has been given to moving the storage lockers to the parking level 
in order to increase the size of the amenity room; however, this would require 
an additional parking level, and the applicant would prefer to re-arrange the 
units beside the amenity room to create a larger space; 

• The use of the amenity room has not been confirmed by the applicant; 
• Due to the reduction in building height from six to five storeys, there would likely 

not be an opportunity to place an amenity space at the top of the building; 
• There is a small area of covered outdoor space proposed near the stairs on the 

rooftop amenity, and any further covering would need to be reviewed for 
impacts on the building height; 

• Although the renderings do not show this correctly, the intention is for the 
railings on the upper unit decks to be located on the outside so that there would 
be adequate plant maintenance; and, 

• The horizontal cladding depicted in the elevations shown during the meeting 
present the correct direction of the cladding. 

 
The Panel noted the following comments in relation to the staff questions asked in 
the above-noted staff report: 
 
Question 1) Comments from the panel would be appreciated on how successful 
the proposed massing is at fitting into the neighbourhood context, especially in 
regards to: 
 
• does the proposed architectural style enhance the established art deco 

character of the existing neighbourhood? 
• appropriateness of the architectural expression, 
• overall massing and contextual fit, 
• location of ground-oriented units and interface with edges of site, 
• shadowing considerations to adjacent sites, 
• transitions to the existing neighbouring single-family dwellings to the east and 

south, 
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• impact on privacy and overlook from proposed rooftop deck and east/south 
façade, 

• appropriateness of the articulation and materiality at the corner of London 
Street and Twelfth Street, 

• exposed parkade entry and impacts to adjacent single-dwelling 
 

• Overall, the proposed massing and setbacks are suitable, particularly given 
neighbouring proposals in the area;  

• The upper level massing could be shifted to Twelfth Street to smooth over the 
transition to the adjacent single family housing to the east and south; 

• The horizontal transition from level three to four protrudes and could be moved 
back in line with white cladding, or have colour matching; 

• An increase in vertical articulation on the first two levels could be considered in 
order to create further transition of scale for the neighbouring properties; 

• More articulation on the blank walls on the east side, adjacent to the garage, 
could be considered; and, 

• If not needed structurally, the posts on the upper balconies could be removed. 
 
Question 2: Comments from the panel would be appreciated on the streetscape, 
especially in regards to: 
• success of the development in responding to the pedestrian scale. 
• quality of visual interest at the pedestrian level at the building entrance and 

along the remaining portion of London Street. 
• adequacy of the ground-orientation for the residential unit on London Street to 

activate the street. 
• adequacy in addressing the ‘Great Street’ objectives of the Master 

Transportation Plan.  
 

• The corner where the building turns onto London Street could use more study, 
in that at least one of the units could be rotated to face London Street; 

• The corner units at London Street and Twelfth would benefit from being more 
developed, including adding more details around windows, enhancing the look 
of the corners, and enhancing the art deco character of the street; 

• Consider making the entrance of the building either the same height as the 
white block, or significantly different and prominent; 

• More attention could be given to the main building entry to ensure it stands out 
more; and, 

• The planters on Twelfth Street could integrate more pedestrian amenities, such 
as street furniture. 

 
• Question 3: Comments from the panel regarding the building and landscaping 

interface with the lane on the lane (south) side of the property would be appreciated 
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• The rear entry to the building may need further review for Crime Prevention 
Through Environmental Design (CPTED) issues, such as inset parking stalls; 

• Consider changing the material at the entry to the parking ramp to provide 
awareness of traffic; 

• The openness of the southwest corner and garbage area may be improved with 
screening or by the addition of a 15% ramp; and, 

• Consider locating the garbage below grade, with regular servicing, to improve 
the area for adjacent properties. 

 
Question 4: Comments from the panel would be appreciated on the proposed open 
spaces, particularly: 
• How successful the proposal is at using semi-private space to transition from 

private residential areas to public streets. 
• Is the proposed rooftop amenity space designed appropriately to minimize 

overlook and maintain privacy between adjacent single-family dwellings? 
• The selection of hard and soft landscaping materials, including input on the 

planting species selected.  
 

• The proposed rooftop amenity space is successful; however the addition of a 
shading structure would be an improvement given rainy winters, if it works with 
the height of the building; 

• The programming ideas on the rooftop may be too numerous or unnecessary, 
such as the putting green and the yoga area;  

• It may be an improvement to consider different landscaping elements on the 
rooftop, such as built-in planters or flexible furniture to define the space; 

• It would be important to ensure that all rooftop elements are at least 42 inches 
back from the railings, or to add a lookout area rather than furniture (that could 
be climbed on); 

• The railing location on the patios and decks should be better defined so that 
access to planters would be convenient for maintenance; 

• Ensure that there are adequate utilities supplied to maintain the dog relief area; 
and, 

• It would be recommended to revisit the frontage planting on Twelfth Street to 
provide seasonal interest, with the boxwoods at the back, and flowering shrubs 
at the front. 

 
Question 4: Comments are appreciated from the panel in regards to the building 
shadow impacts on adjacent properties. 

 
• The four storey shadow study may be improved if the massing was transitioned 

to the Twelfth Street side of the building. 
 
Question 5: Comments from the panel regarding the proposed materials, texture 
of the materials, material colours, and the material detailing would be appreciated. 
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• No specific comments were received. 
 
The Panel provided the following general comments about the proposal: 
 
• The mix of units and layouts were appreciated by the Panel; 
• It would be helpful for improved contextual information and details of the 

proposal’s siting within the neighbourhood to be included in the renderings; 
• More information about the energy modelling would be important to inform the 

design process, streamline the detailing, and strengthen the project; 
• The indoor amenity space on level two seems inadequate in terms of space 

and lack of windows; 
• Making improvements to the indoor amenity space, or moving it to another 

location, would be beneficial to the proposal and add value to the building; 
• Ensure that there is an adequate amount of space for parcel delivery 

requirements in the lobby, as this is particularly relevant now and in future; and, 
• It would be recommended that the applicant confirm the location of the hydro 

PMT on the southeast corner. 
 
MOVED and SECONDED 
THAT the New Westminster Design Panel support the application for 909, 911, 
915 Twelfth Street and that staff work with the applicant in consideration of the 
feedback provided. 

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

 
R-5 Report to Community Heritage Commission – October 6, 2021 

5.3 Heritage Review (Demolition): 909-915 Twelfth Street 

Britney Dack, Senior Heritage Planner, provided a brief overview of the staff report 
dated October 6, 2021 regarding 909-915 Twelfth Street, noting that several 
buildings on this site form part of a redevelopment application for the property, 
which is in keeping with City policies, including the Official Community Plan but 
would require rezoning.    

A Commission member advised that it is interesting that the house is still here, 
albeit very altered with no integrity of the heritage era left, and that the development 
may provide an opportunity at the corner of London Street and Twelfth Street for 
an interpretive element with respect to the history of the site.   
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MOVED and SECONDED  

THAT the Community Heritage Commission recommend that the Director of 
Development Services issue demolition permits for all existing buildings at 909-
915 Twelfth Street; and;  

THAT the applicant consider incorporating an interpretive element at the corner of 
London Street and Twelfth Street regarding the history of the site.   

Carried. 

All Commission members present voted in favour of the motion. 

R-6 Report to Community Heritage Commission – May 4, 2022 
 

4.2 909-915 Twelfth Street – Interpretive Panel 

Dilys Huang, Development Planner, reviewed the staff report dated May 4, 2022 
regarding the 909-915 Twelfth Street Interpretive Panel, noting that at a previous 
meeting the Commission recommended incorporating an interpretive element to 
reflect the site’s history as it was once home to the Croton Studio. Feedback is 
now being sought from the Commission on the proposed design for the Panel.   

In response to questions from the Commission, Ms. Huang provided the following 
comments:  
 

• When the Croton Studio was established, New Westminster’s cultural 
diversity was not acknowledged as it is today and that is reflected in the 
photos available to be included on the Panel;  and,  

• It is anticipated that the Panel will fill up most of the wall by the main 
entrance; however, the exact dimensions would clarified by the applicants 
later in the process.   

 
Discussion ensued and Commission members provided the following comments:  
 

• The collage is good; however, it is concerning that section headers text may 
get lost in the photographs, if they are to be the same as shown in the 
renderings shared in the report; and,  

• For public visibility, a more appropriate location for the Panel would be at 
the corner of London Street and Twelfth Street.  
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MOVED and SECONDED  

THAT Community Heritage Commission support the proposed interpretive panel 
regarding the history of Croton Studio and the possible relocation of the interpretive 
panel to the corner of London Street and Twelfth Street.  

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

 

Note:  The following minutes are in draft form and have not been adopted by Council.  
 
R-7 Report to Council – September 11, 2023 
 

5.7          Official Community Plan Amendment, Rezoning, Road Closure, and 
Land Sale:   909-915 Twelfth Street – Bylaws for First and Second 
Readings 

Discussion ensued on: 

• The potential of adopting policies for resident relocation when 
considering applications which will demolish existing residences; 

• The residential development in line with the Official Community 
Plan (OCP) designation but an OCP amendment was required for 
a lane on the property; 

• Concerns about the displacement of the businesses and 
residents on the existing properties which may have difficulty 
finding new arrangements priced similarly to their existing 
tenancies; 

• Staff can discuss with the applicant expediency in continuing the 
project to ensure that the building site does not remain vacant for 
a long time. 

 

MOVED AND SECONDED 

THAT Council consider Official Community Plan Amendment Bylaw No. 8399, 2023 
for First Reading. 

THAT Council consider Official Community Plan Amendment Bylaw No. 8399, 2023 
in conjunction with the City’s Capital Expenditure Program as contained in the Five 
Year Financial Plan and the Region’s Solid Waste Management Plan and Liquid 
Waste Management Plan, and which is deemed to be consistent with said program 
and plans in accordance with Section 477(3)(a) of the Local Government Act. 
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THAT Council consider Official Community Amendment Bylaw No. 8399, 2023 for 
Second Reading, and forward the bylaw to a Public Hearing. 

THAT Council consider Zoning Amendment Bylaw No. 8400, 2023 and Road Closure, 
Dedication Removal, and Disposition Bylaw No. 8401, 2023 for First and Second 
Readings, and forward the bylaws to a Public Hearing. 

THAT Council authorize the City to execute the Purchase and Sale Agreement, which 
includes the sale of a portion of lane right-of-way at the rear of 909 and 911/913 
Twelfth Street should Council adopt Road Closure, Dedication Removal, and 
Disposition Bylaw No. 8401, 2023. 

Carried. 
Councillor McEvoy opposed. 

 
 
7.1          Bylaws for readings 

 
b.       Official Community Plan Amendment Bylaw (909-915 Twelfth 

Street) No. 8399, 2023 
 
MOVED AND SECONDED 
 
THAT Council give Official Community Plan Amendment Bylaw (909-915 
Twelfth Street) No. 8399, 2023 first reading. 

Carried. 
All members present voted in favour of the motion. 
 
MOVED AND SECONDED 
 
THAT Council give Official Community Plan Amendment Bylaw (909-915 
Twelfth Street) No. 8399, 2023 second reading. 

Carried. 
All members present voted in favour of the motion. 

 
c.       Zoning Amendment Bylaw (909-915 Twelfth Street) No. 8400, 2023 

 
MOVED AND SECONDED 
 
THAT Council give Zoning Amendment Bylaw (909-915 Twelfth Street) No. 
8400, 2023 first reading. 

Carried. 
All members present voted in favour of the motion. 
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MOVED AND SECONDED 
 
THAT Council give Zoning Amendment Bylaw (909-915 Twelfth Street) No. 
8400, 2023 second reading. 

Carried. 
All members present voted in favour of the motion. 

 
d.        Road Closure, Dedication Removal and Disposition Bylaw (909-915 

Twelfth Street) No. 8401, 2023 
 

MOVED AND SECONDED 
 
THAT Council give Road Closure, Dedication Removal and Disposition Bylaw 
(909-915 Twelfth Street) No. 8401, 2023 first reading. 

Carried. 
All members present voted in favour of the motion. 
 
MOVED AND SECONDED 
 
THAT Council give Road Closure, Dedication Removal and Disposition Bylaw 
(909-915 Twelfth Street) No. 8401, 2023 second reading. 

Carried. 
All members present voted in favour of the motion. 
 

 


