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Council in Committee of the Whole 

LIVE WEBCAST / TELECAST: Please note Committee of the Whole Meetings, Regular 

Meetings, Public Hearings, Evening Meetings and some Special Meetings of City Council 

are being streamed and are accessible through the website at http://www.newwestcity.ca/. 

COUNCIL IN COMMITTEE OF THE WHOLE 

Notice is hereby given of the following Committee of the Whole Meeting: 

Monday, June 23, 2014, 3:00 PM – 4:45 PM
Council Chamber 

City Hall 

AGENDA 

Call to Order. 

ADDITIONS / DELETIONS TO THE AGENDA 

MOTION to amend the Council in Committee of the Whole agenda. 

The Consent Agenda - Council members may adopt in one motion all 
recommendations appearing on the Consent Agenda or, prior to the vote, request an 

item be removed from the Consent Agenda for debate or discussion, voting in 

opposition to a recommendation, or declaring a conflict of interest with an item. 

MOTION to remove items from the Consent Agenda. 

MOTION to approve the recommendations for items remaining in the Consent 

Agenda. 

ADOPTION OF MINUTES 

1. No Items

For On-Table additions, see items 2b and 15

http://www.newwestcity.ca/
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 Council in Committee of the Whole 

PRESENTATIONS 

 

2. 

 

Intelligent City Strategic Plan 

 

2a. 

 

Staff Report, Intelligent City Advisory Committee 

2b. Presentation, Paul West, Rhyzome Networks 

 

UNFINISHED BUSINESS 

 

3. 

 

No Items 

 

REPORTS FOR ACTION 

 

4. 

 

No Items 

 

CONSENT AGENDA 

 

Chief Administrative Officer 

 

5. 

 

Anvil Centre Opening-Save the Date Community Information 

 

6. 

 

Wait for Me Daddy War Memorial Unveiling Ceremony 

 

7. 

 

Fraser Surrey Docks Proposed Direct Transfer Coal  Facility – Update on 

Independent Intergovernmental Review Committee  

 

Director of Development Services 
 

8. 

 

101 Third Street (Urban Academy) Heritage Revitalization Agreement and 228 

Manitoba Street Official Community Plan Amendment - Preliminary Report 

 

9. 

 

Starlight Casino, 350 Gifford Street Application to Extend the Hours of Liquor 

Service and Application to Operate a Licensed Patio 

 

10. 

 

Proposed Official Community Plan Amendment and Development of 

Neighbourhood Plan for 97 Braid Street (Sapperton Green) 

 

11. 

 

Proposed Amendments to the Metro Vancouver Regional Growth Strategy (Pitt 

Meadows) 

 

Director of Finance and Information Technology 

 

12. 

 

Overview of the Proposed 2015 Budget Process 
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13. 

 

2014 - 2024 Community Works Fund Agreement 

 

Director of Legislative Services 

 

14. 

 

Amendments to the 2014 Schedule of Regular Council Meetings 

 

Director of Parks, Culture and Recreation 
 

15. 

 

Westminster Pier Park Timber Wharf Interim Use Design (On Table) 

 

Committee Recommendations 

 

16. 

 

Southwest BC Bio-Regional Food System Design and Planning Project 

 

ITEMS REMOVED FROM THE CONSENT AGENDA 

  

CORRESPONDENCE 

 

17. 

 

No Items 

 

NEW BUSINESS 

  

ADJOURNMENT 

  

 
 



 

 

 

 

  

 

 

R E P O R T  
Intelligent City Advisory Committee 

 

To: Mayor Wright and Members of Council   Date: 6/23/2014 

    

From: Alvin Chok 

Chief Information Officer on Behalf of 

Intelligent City Advisory Committee 

File: 05.1035.10 

   

Report #: 

 

271/2014 

 

Subject: 

 

Intelligent City Strategic Plan 

 

 

 

 

RECOMMENDATION: 

 

THAT Council approves the City of New Westminster Intelligent City Strategic 

Plan. 

 

 

 

PURPOSE 

 

The purpose of this report is to seek Council’s approval of the Intelligent City 
Strategic Plan and recommendations. 

 

SUMMARY 

 
The Intelligent City Strategic Plan is a roadmap for transforming New 

Westminster into an economically vibrant, inclusive and connected community for 

the modern broadband economy. This strategic plan is complementary to the 

Intelligent City Task Force Report approved by Council in September 2012. 

 

Using the framework established by the Intelligent Community Forum, the 

Intelligent City Advisory Committee and consultants have developed New 

Westminster’s Intelligent City goals, strategies and initiatives under these strategic 
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pillars: Digital Infrastructure, Marketing & Advocacy, Digital Inclusion, 

Innovation and Knowledge Workforce.  

 

- Digital Infrastructure is considered the most critical and fundamental pillar in 
enabling a digital economy.  It is recommended that the City of New 

Westminster develop a comprehensive Fiber Network Business Plan and adopt 
a City-owned open access network model to ensure affordability and 

accessibility for businesses and residents in the community. 

 

- Marketing & Advocacy is key to ensuring awareness and recognition both 
locally and globally for the efforts and successes in advancing the intelligent 

city initiatives in New Westminster. It is recommended that communications, 

branding and messages be developed, and the City work with stakeholders and 

business owners to advance the cause. Getting New Westminster recognized as 

one of the world’s top intelligent cities by the  Intelligent Community Forum 

would help promote the City’s status globally. 
 

- Digital Inclusion goals include addressing the needs of residents and groups in 
the community that are at a disadvantage in participating in today’s broadband 
economy. It is recommended that policies and projects be initiated to include 

this population segment through targeted needs assessments, access to internet 

systems in public places and partnering with schools and other public and 

private organizations to increase their digital literacy skills. 

 

- Innovation is the creative and adaptive application of products and services, 
and is the engine of growth and relevancy in meeting new market needs. It is 

recommended that the City espouses innovation as “a public value” and 
recognizes local grassroot innovators and business successes in this area. 

Establishing innovation zones or high-tech park and establishing Triple Helix 

partnerships with local public education institutions (e.g. Douglas College) and 

businesses to promote continuous innovations could help attract new talents 

and business investments to the community.  

 

- Knowledge Workforce aims at training and cultivating workers with new 
advanced technology skills that are relevant to today’s broadband economy. It 
is recommended that the City reach out to major education players in the 

community, such as Douglas College, School District #40, Royal Columbian 

Hospital, Justice Institute of B.C. and private training facilities, to promote 

teaching and development of advanced technology and digital skills in their 

curriculums and programs. Having a large pool of digitally skilled and talented 

knowledge workers will help attract new industries and employers to locate to 

New Westminster.    
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BACKGROUND 

 

The Intelligent City Task Force Report stated that New Westminster would gain 

significant socio-economic benefits if it were to pursue the Intelligent City objective. 

Subsequently, the Intelligent City Advisory Committee was formed in March 2013 to 

pursue this initiative in earnest. The Committee members, comprising of community 
stakeholders, industry experts, business owners and senior city staff, has been meeting 

regularly to discuss strategies and action plans. In December 2013, the Committee 

engaged the consultants from Rhyzome Networks, who are experienced in this field, to 

help develop this Intelligent City Strategic Plan. This strategic plan will help guide City 

staff and stakeholders in the community on relevant strategies and initiatives as the City 

moves forward on this journey.  

 

DISCUSSION 

 
The Intelligent City vision is to transform New Westminster into an attractive place to 

invest, live and play in the new digital age. By adopting the proven model developed by 

the Intelligent Community Forum, the City hopes to accomplish the Intelligent City 

objectives by developing strategies and initiatives that are relevant and synergistic to the 

local community.  

 

Currently, there are five sub-working groups within the Intelligent City Advisory 

Committee. The consultants have collaborated with these sub-working groups in 

developing this strategic plan, and recommend the following strategies and action items: 

 
1) Digital Infrastructure 

i) Develop comprehensive Fiber Network business plan for the City* 

ii) Leverage all networks (wired and wireless) for wider coverage 

iii) Engage Telcos and Network operators for collaboration       

opportunities 

iv) Adopt a City-owned open access network model 

(*The Fiber Network Business Plan is currently being developed and will be presented to 

Council for discussion in the coming months.) 

 

2) Marketing & Advocacy  
i) Act now on crafting the Intelligent City message to the community to 

promote local awareness 

ii)  Develop comprehensive Intelligent City communication plan, 

including a unique City branding profile 

iii) Use social media, such as blog site, You-tube and Twitter to reach 

out to community followers and business owners 
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iv) Submit application to the Intelligent Community Forum for 

recognition as one of the “Smart 21 Intelligent Communities” in 
2015, and then progress to Top 7 in the coming years. 
 

3) Digital Inclusion 
i) Develop policy to integrate digital inclusion into city-wide services 

ii) Use Needs Assessments study to identify segments or groups of 

residents that could benefit from digital inclusion policies and 

projects 

iii) Partner with schools, community groups and private companies to 

implement digital inclusion program or services 

iv) Leverage New Westminster Public Library’s current successful 
strategies in encouraging more digital inclusion and literacy 

initiatives 

 

4) Innovation  
i) Embrace “Innovation” as a public value 
ii) Develop a “Made in New Westminster Innovations” program 

to recognize and celebrate local successes 

iii) Designate certain locations (e.g. Anvil Centre) as “Innovation” zones 
to attract new businesses and investments 

iv) Collaborate with businesses, universities, colleges and vocational 

schools in innovation projects 

 

5) Knowledge Workforce 
i) Create a local talent pool in technology and advanced media digital 

skills 

ii) Encourage the development of new educational content that 

addresses the new digital skills required in the new era of digital 

economy in schools and colleges 

iii) Partner with institutions (e.g. Douglas College), School Board (e.g. 
SD#40), vocational schools, and provincial government to pilot 

curricula in digital technologies at learning facilities 

iv) Encourage newcomers and new Canadians to be part of this  

Knowledge Workforce development to foster an inclusive 

community of the future.  

The sub-working groups will develop specific action plans as the City moves to 

implement the Intelligent City recommendations. 
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SUSTAINABILITY CONSIDERATIONS 

 

 

Financial Impact 

 
Apart from the basic marketing & advocacy costs, the only component amongst the five 

Intelligent City pillars that could have a major financial impact is the Digital 

Infrastructure. The Fiber Network Business Plan, that is currently being developed, will 

provide a more detailed information on project scope, financial costs, business model 
options, Returns-On-Investments (ROI) and operating strategies to successfully build out 

the digital infrastructure. This Business Plan will be presented to Council in the coming 

months. 

 

 

Social/Economic Impact 

 
From the digital inclusion and knowledge workforce development perspectives, the 

Intelligent City initiative will help bring greater social and economic benefits to the 

citizens in New Westminster. Such socio-economic benefits are evidenced by many 

success stories shared by cities that have been recognized by Intelligent Cities Forum 

(ICF) as top “smart communities in the world” each year. 
 

Disadvantaged residents, both young and old, could have a chance to be part of the new 

digital age by having the opportunity to learn with affordable connectivity to the Internet 

or using new digital devices wirelessly in many places throughout the City. Schools and 

institutions with curriculum that emphasize new digital skills will help create a much 

sought after talent pool that could help employers locate here.  
 

The Intelligent City vision will also act as a catalyst for many stakeholders and 

community leaders to work together on a common purpose to make New Westminster a 

better place for everyone.   

 

OPTIONS 

 

There are two options for Council’s considerations: 
 

Option 1) The Council approves the Intelligent City Strategic Plan and its 

recommendations. 

 

Option 2) The Council provides staff with further directions.  

 

Staff recommends Option 1. 

 



P a g e  | 6 

 

Open Item # 271/2014 

INTERDEPARTMENTAL LIAISON 

 
Staff from Information Technology, Finance, Economic Development, and Electrical 

Services have collaborated on this report. 

 

CONCLUSION 

 
The Intelligent City Strategic Plan is a roadmap that will help transform New 
Westminster into an Intelligent City community in the near future. The recommended 

strategies and action plans will help guide staff and Advisory Committee members in 

developing the appropriate action plans and initiatives in making Intelligent City a reality 

in New Westminster.   

 

 

 

ATTACHMENTS: 

 

Intelligent City Strategic Plan 

 

 

 

Original Copy Signed 

  

   

Alvin Chok 

Chief Information Officer on Behalf of 

Intelligent City Advisory Committee 

 

 Approved for Presentation to Council 

 

   

 

 

 
 

Original Copy Signed 

 

 
Councillor Bill Harper 

Co-Chair of Intelligent City Advisory 

Committee 

 

 Lisa Spitale 

Chief Administrative Officer 

 



 
 

 
 

 

 

 

 

 

 

 

 

 

There is no report associated with this Item, please see attachments. 
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R E P O R T  
Office of the Chief Administrative Officer 

 

To: Mayor Wright and Members of Council 

Committee of the Whole  Meeting 

Date: 6/23/2014 

    

From: Lisa Spitale 

Chief Administrative Officer 

File:  

  Report #: 292/2014 

 

Subject: 

 

Anvil Centre Opening-Save the Date Community Information 

 

 

 

RECOMMENDATION: 

 

THAT Council endorse the Anvil Centre Community Open House plans as outlined in 

this staff report. 

 

 

PURPOSE 

 

The purpose of this report is to provide City Council with an overview of the Anvil 

Centre Community Open House to be held on Sunday, September 14, 2014 from noon to 

6 pm. 
 

BACKGROUND 

 

The official opening of the Anvil Centre represents the achievement of a significant 

milestone in the City’s Corporate Strategic Plan and is cause for celebration in the 

community. Council has requested that staff provide the date and plans for the Anvil 

Centre Community Open House.   
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ANALYSIS / DISCUSSION 

 

Planning is underway for a Community Open House and will include a Ribbon Cutting 

Ceremony. The Open House programming will create a synergy of vibrant and 

exploratory engagement opportunities for individuals of all ages that accurately animate 

Anvil Centre’s interior spaces in a manner that is consistent with future programming 
operations. The intention is to inspire individuals and cultural groups to return to Anvil 

Centre and participate, or lead future activities or book conferences.   The Ribbon Cutting 

Ceremony will publicly acknowledge City of New Westminster, British Columbia 

Lottery Corporation, Province of BC and other public and private stakeholders for their 

contribution to the Anvil Centre. 

   

In planning the Community Open House activities, Staff is striving to build new 

sustainable relationships and strengthen existing ones. For this reason, we will showcase 

New Westminster professional & community-based cultural individuals including artists, 

artisans, historians, performers, suppliers and Anvil Centre partners. Staff is currently 

working with businesses and business organizations to develop meaningful participatory 

opportunities for businesses eager to help celebrate the addition of Anvil Centre to New 

Westminster’s revitalized historical downtown. The CAO’s Office is leading an 
interdepartmental planning group on this initiative. 

 

The celebrations for the Community Open House will start at noon and the scheduled 

programs will be produced in a way to animate the functionality of the conference & 

meeting rooms, museum, galleries, theatre, cultural studio spaces, Community Art 

Gallery, Canadian Lacrosse Hall of Fame and other spaces. Some of the highlights will 

include: 

 

Guided tours of the:  

• New Media Gallery featured exhibit “Musicircus” 

• New Westminster Archives will display the City’s treasures  

• Museum Galleries’ 
• The Canadian Lacrosse Hall of Fame 

 

Interactive cultural programming experiences: 

• The Anvil Theatre will feature local performers and theatre staff will demonstrate the 

full technical and artistic capabilities of this space   
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• The Cultural Studio Spaces will be fully animated with participatory hands-on 

activities for all ages. One studio space will feature a large collaborative community 

drawing intended to act as a permanent legacy feature in the Anvil 

• Other spaces will provide samplings of workshops and cultural activities that can be 

expected as part of the Anvil’s ongoing operation.  These activities will include music, 
dance, new media production and crafts 

• The Community Art space, located on the outer wall of the theatre, will display works 

by local artists as part of its inaugural exhibition.  The exhibit will explore the 

sentiments behind the photograph Wait for Me Daddy and its upcoming monument 

unveiling.   
 

Some of the displays will feature: 

• A construction display showing Anvil Centre pre construction to post construction 

including a photo time lapse video 

• Conference and meeting room set-ups 

• Anvil Centre facility partners such as Massey Theatre Performing Arts Centre, 

Tourism New Westminster, Truffles Fine Food Catering and more 

 

Some areas of Anvil Centre will be left un-programmed or programmed with passive 

activities that allow for visitors to explore the unique architectural features of the 

building.   

 

With growing interest from Downtown businesses to participate in the opening 

celebrations, a street festival will be developed to complement the activities taking place 

inside Anvil Centre.  The Main Stage will feature local performers and entertainers. Local 

businesses are developing participatory activities and roving performers and buskers will 

add to the celebratory and festival atmosphere. 

 

The Official Ribbon Cutting will be held at 1:30 pm on the outdoor Main Stage to be 

located on the corner of Columbia and 8
th

 Street and will include formal speeches from 

Council, Provincial representatives and other applicable dignitaries.   

Attachment “A” shows the graphic design planned to be used for the Open House 
promotions. 

 

Other programming elements are currently planned and we continue to work with City 

Council, community members, businesses and other organizations to plan a day that will 

foster a sense of pride and appreciate of Anvil Centre. 
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OPTIONS 

 

There are two options for Council’s consideration: 
Option 1 - Council endorse the Anvil Centre Community Open House plans as outlined in 

this staff report; or  

 

Option 2 – Provide staff with further direction. 

 

Staff recommend Option 1 
 

INTERDEPARTMENTAL LIAISON 

 

Elements of this report have been reviewed by Parks, Culture & Recreation staff, Anvil 

Centre staff, various City Departments and the CAO. 
 

CONCLUSION 

 

The request for Council is to endorse the planning and provide guidance for the Anvil 

Centre Community Open House to ensure that the day will achieve the desired objectives. 
 

ATTACHMENTS: 

 

Attachment A-Anvil Centre Opening Graphic Design 

 

Original signed by 

 

 

  

Ruby Campbell 

Community Projects Coordinator 

  

  Approved for Presentation to Council 

 

  

 
   

  Lisa Spitale 

Chief Administrative Officer 

 



 



 

 

 

 

  

 

 

R E P O R T  
Office of the Chief Administrative Officer 

 

To: Mayor Wright and Members of Council 

Committee of the Whole  Meeting 

Date: 6/23/2014 

    

From: Lisa Spitale 

Chief Administrative Officer 

File: 05.1305.04 

  Report #: 8/2014 

 

Subject: 

 

Wait for Me Daddy War Memorial Unveiling Ceremony 

 

 

RECOMMENDATION: 

 

THAT Council endorses the Wait for Me Daddy War Memorial Unveiling Ceremony to 

be held on Saturday, October 4, 2014, and the changes to Hyack Square, as outlined in 

this staff report. 

 

 

PURPOSE 

 

The purpose of this report is to provide Council with information regarding the Wait for 

Me Daddy War Memorial Unveiling Ceremony, changes to Hyack Square and the status 

of the fund-raising efforts.  
 

BACKGROUND 

 

The unveiling of the Wait for Me Daddy War Memorial will be a national 

commemoration and will include numerous levels of dignitaries. The changes proposed 

for Hyack Square will enable visitors to better understand the efforts of Canadian soldiers 

and their families during a time of war, and how these events affected New Westminster.  

 
ANALYSIS / DISCUSSION 

The initial plans to unveil a Wait for Me Daddy War Memorial have expanded into 

commemorating the Wait for Me Daddy photo and renovating Hyack Square as a public 

plaza that tells the story of the wars and their cultural and historic significance to New 
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Westminster. Hyack Square was an embarkation point by either train or boat, and was a 

celebratory community gathering place where families and friends said goodbye to 

soldiers on their way to war, where the public was encouraged to buy war bonds and keep 

up morale, and where the public gathered to celebrate victories and homecomings.   

Hyack Square also has a symbolic and physical connection with the City’s historic 
transportation systems – ship, train, streetcar and cart – all of which were key in the 

establishment and growth of New Westminster as a commercial hub. The changes to 

Hyack Square will include the installation of a Wait for Me Daddy War Memorial, a 

pictorial wall of events from the wars, and other design elements commemorating this 

important period in the City’s history.  

The plans also include the sales of commemorative fundraising bricks to be placed in a 

railway formation. The sales will begin in 2014; they will be unveiled in 2015, which will 

be the 75th Anniversary of the year the photo was taken. A promotional campaign is in 

development and will launch soon. The anticipated donation per fundraising brick is $200 
and donors will have an option to engrave their brick with a printing up to maximum of 

18 character spaces.  

Once the art sculpture has been installed and Hyack Square has been renovated, 

volunteers from the Museum and Archives, who currently provide public tours at the 

Museum, will incorporate tours of the square into their school field trip bookings. 

Tourism New Westminster volunteers may offer tourist information walks and local 

historians who have walking tours may include the commemorative site into their 

curriculum. Staff is also working with the River Market on the beautification of the 

overpass to ensure it complements the changes to Hyack Square. 
 

Grant applications have been submitted to help fund the capital costs and a major gift 

individual and corporate campaign has also been launched, which will provide 12 

sponsors with recognition at Hyack Square for a $25,000 donation.  

 

Plans for the October 4th War Memorial unveiling of "Wait for Me Daddy", a bronze war 

memorial sculpture based on the iconic war photo by Vancouver Province newspaper 

photographer Claude P. Dettloff are well underway. The day’s events will begin at 11:00 
am and will also feature the official unveiling of Canada Post’s commemorative stamp 
featuring the “Wait for Me Daddy” photo. Whitey Bernard, the little boy in the photo, 
will unveil the War Memorial and Canada Post stamp. International, national and local 

dignitaries will also be in attendance.  

 

The British Columbia Regiment has been active in the planning for the event day and is 

working with the City to ensure surviving World War II veterans and other individuals 

are actively involved in the event plans. They will be leading a march on the event day to 
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commemorate the occasion. New West TV will be live-streaming the event on a big 

screen on-site as well as over the internet.  

 

CBC Radio and TV and The Province Newspaper are in-kind media sponsors for this 

event and have already started editorial promotion. 

 

After the War Memorial unveiling, numerous post unveiling activities will be held inside 

Anvil Centre and some highlights will include: Canada Post’s launch of first day sales of 
the stamp; the City’s Museum Wait for Me Daddy exhibit; and a visual exhibit that will 
explore the sentiments behind the photograph Wait for Me Daddy. Other programming 

elements are currently planned and staff will provide Council with a further update at an 

upcoming Council meeting.  

Attachment “A” shows the graphic design planned to be used for Wait for Me Daddy 
promotions. 
 

OPTIONS 

 

There are two options for Council’s consideration: 
 

Option 1 - Council endorses the Wait for Me Daddy War Memorial Unveiling Ceremony 

to be held on Saturday, October 4, 2014, and the changes to Hyack Square, as outlined in 

this staff report; or  

 

Option 2 – Provide staff with further direction. 

 

Staff recommend Option 1 
 
INTERDEPARTMENTAL LIAISON 

 

Elements of this report have been reviewed by Parks, Culture & Recreation staff, various 

City Departments and the CAO. 
 

CONCLUSION 

 

The request for Council is to endorse the planning and provide guidance for the Wait For 

Me Daddy War Memorial planning, including the transformation of Hyack Square, 

unveiling day and fundraising status to ensure that the day will achieve the desired 

objectives.  
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ATTACHMENTS: 

 

Attachment A 

 
 

Original Copy Signed 

 

  

Ruby Campbell 

Community Projects Coordinator 

  

  Approved for Presentation to Council 

 

   

  

 
  Lisa Spitale 

Chief Administrative Officer 

 

 

 

 

 



 



 

 

 

 

  

 

 

R E P O R T  
Engineering Services 

 

To: Mayor Wright and Members of Council 

Committee of the Whole  Meeting 

Date: 6/23/2014 

    

From: Jim Lowrie 

Director, Engineering Services 

File: 09.1740.02 

  Report #: 227/2014 

 

Subject: 

 

Fraser Surrey Docks Proposed Direct Transfer Coal Facility – Update 

on Independent Intergovernmental Review Committee  

 

 

 

RECOMMENDATION: 

 

THAT Council direct staff to continue working with the Independent 

Intergovernmental Review Committee and Port Metro Vancouver to resolve 

outstanding City concerns over health and environmental issues related to the  

Fraser Surrey Docks Proposed Direct Transfer Coal Facility. 

 

 

PURPOSE  

 

The purpose of this report is to inform Council on the progress of the Independent 

Intergovernmental Review Committee created by the Corporation of Delta to bring 

together regional stakeholders to resolve common issues related to the Fraser Surrey 

Docks proposal to Port Metro Vancouver to operate a Direct Transfer Coal Facility. 

 

BACKGROUND   

 

Fraser Surrey Docks (FSD) is a multi-purpose marine terminal that is located on the 

Fraser River in North Surrey under the jurisdiction of Port Metro Vancouver (PMV). A 
proposal has been submitted by FSD to PMV to construct and operate a coal transfer 

facility, in which coal would be unloaded directly from bottom dump railcars to receiving 

pits and then transferred directly onto barges via a conveyor system for transport to a 

deep-sea shipping terminal on Texada Island. 
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Concerns have been raised about the local environmental and health impacts of the coal 

facility’s operation, as well as the global impacts of expanding coal use, by organizations 
as diverse as local governments, medical health officers and environmental advocacy 

groups.  These concerns include local engine emissions from trains and tug boats, global 

Greenhouse Gas emissions from burning the shipped coal, dust from train movements and 
coal transfer operations, chemicals used in train cars and barges for dust suppression, soil 

and water contamination and risks related to explosions, fires, collisions and spills. 

 

On February 4
th

, 2013, Council received a report on potential impacts of the facility on 

the City and directed staff to work with the facility proponent and PMV to address 

identified issues. 

 

At a meeting on May 27
th

, 2013, Council passed the following resolution: 

 

WHEREAS Port Metro Vancouver is planning to ship volatile thermal coal from 

the United States through the Fraser Surrey Docks, in the vicinity of our densely 

populated city; 

AND WHEREAS Port Metro Vancouver has not been able to clearly disclose all 

health and safety data related to this product, including the flame retardant 
solutions required to stabilize the volatility of this coal;  

AND WHEREAS the Federal Government has yielded its’ jurisdiction on this 

matter to Port Metro Vancouver; 

AND WHEREAS Port Metro Vancouver has denied New Westminster’s request for 
a meeting in New Westminster; 

THEREFORE BE IT RESOLVED THAT the City of New Westminster 

communicates its’ opposition to the shipp ing of thermal coal from the 

neighbouring Surrey Fraser Docks. 

 

On May 30
th

, 2013, the City co-hosted, with local MPs and MLA, a “Town Hall” meeting 
to discuss the proposal and answer questions on the proposal.  Approximately 300 

persons attended the event and presentations were made by representatives of Port Metro 

Vancouver, Fraser Surrey Docks, Metro Vancouver, Fraser Health Authority and the New 

Westminster Environmental Partners.  A summary of the notes from the event has been 

provided to all stakeholders for their review and consideration. 
 

On December 9
th

, 2013, Council reviewed the Environmental Impact Assessment (EIA) 

conducted by Fraser Surrey Docks for Port Metro Vancouver on the proposed direct 

transfer coal facility and passed the following resolution:  

 

THAT the City inform Port Metro Vancouver and Fraser Surrey Docks that the 

Environmental Impact Assessment by SNC Lavalin for the proposed Direct 

Transfer Coal Facility does not address the City’s concerns and the City remains 
opposed to the facility. 
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On January 2
nd

, 2014, the City received an invitation from the Corporation of Delta to 

participate in an Independent Interagency Review Committee to “address issues and 
answer outstanding questions, especially as they relate to potential public health impacts 

associated with the proposal” for the facility.  This invitation has also been extended to a 
number of affected local governments and agencies, including Metro Vancouver and the 
Fraser and Vancouver Coastal Health Authorities. While this committee does not have 

official status within PMV’s permitting process, it provides an additional opportunity for 
research and forum for dialog in order to help ensure that local and regional concerns 

about the facility, particularly those related to health, are properly researched and 

documented. On April 7
th

, Council received a report on the proposed Committee and 

directed staff to participate and represent the City’s interests in the Committee’s work.  
 

On February 24
th

, 2014, the City received a letter from PMV with an update on the 

facility permitting process, stating that they were continuing to review the EIA submitted 

by FSD and had identified “areas that require further information, particularly around the 
assessment of the potential effects of the project on human health.”  Once this additional 
information is received, PMV will consider the final documentation package and use this 

to make a decision on permitting the project without seeking further comment from third 

parties, including the City. 
 

As a result of this letter, Council passed the resolution: 

 

THAT the City of New Westminster provide a response outlining the expectation 

that the project permitting process, outlined by Port Metro Vancouver, will be in 

conjunction with the Chief Medical Officers for the Province and Fraser Health. 

 

The Independent Interagency Review Committee held a workshop on April 8
th

, 2014 to 

review background materials and discuss a common response to Port Metro Vancouver 

on health and environmental issues. 

 

EXISTING POLICY/PRACTICE   

 

Port Metro Vancouver operates under a federal charter that provides it with a broad 

mandate to promote international trade and a range of powers to implement this mandate.  
As a federal agency, the ability of local and provincial governments to directly influence 

port decisions is limited.  PMV does have an internal review process for land use 

proposals which involves the notification of affected local jurisdictions, sharing of plans 

and public consultation.  PMV also has policies promoting sustainability in its facilities 

and internal operations but does not assume responsibility for the sustainability of goods 

movement to or from these facilities or for the production or use of these goods. 

 

In this case, the facility is also located outside of New Westminster’s jurisdiction in the 
City of Surrey, adjacent to the District of Delta on the Fraser River. It is approximately 

1500m southeast of the Queensborough community, separated by the northern tip of 

Annacis Island, and approximately 2000m south of the Quayside and Downtown 
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communities.  The docks are located in lands zoned for heavy industrial use and there are 

regional policies supported by the City for the retention of industrial lands.   

 

The City and region also have policies calling for the intensification of livable regional 

centres, including Downtown New Westminster, and the safe, efficient and low-impact 
transportation of goods. The City supports the movement of goods by rail and water 

where feasible to reduce the impacts of trucks on populated areas, provided that this is 

done in an environmentally responsible manner.  The City also supports reductions in the 

generation of Greenhouse Gases (GHGs), but corporate and community energy and 

emission plans focus on controlling local emissions, as opposed to those generated in 

surrounding communities or abroad.   

 

ANALYSIS 

 

In February, Port Metro Vancouver indicated that it intended to proceed with making a 

final decision on permitting the operation of a direct transfer coal facility at Fraser Surrey 

Docks without the direct involvement of local health authorities or the opportunity for 

further input from the public or local stakeholders, including the City. 

 
The Independent Interagency Review Committee subsequently met and prepared a joint 

position on health and environmental issues that was sent to the Port in a letter on May 

6
th

, 2014, which is attached as Appendix 1. The Committee includes representatives of 

Delta, New Westminster, Richmond, Surrey, White Rock, the Vancouver Coastal and 

Fraser Health Authorities, Metro Vancouver and Kerry-Lynne D. Findlay, Member of 

Parliament for Delta-East Richmond. The Committee’s letter stated an expectation that:  
 

 A full health analysis would be undertaken;  Fraser Surrey Docks would be required to apply for air quality permits from Metro 
Vancouver; and  

 Upstream and downstream environmental impacts of shipping the coal would be 
included in the environmental review conducted for the project, not just the 

impacts within the Port’s dock facility. 
 

Port Metro Vancouver’s response to the Committee’s letter, which is attached as 
Appendix 2, states that the Port is not required to consider environmental issues related to 

the shipment of coal outside of their lands and that the Committee should raise any 

environmental concerns about the shipment of coal outside of their lands with “the 
appropriate regulatory authority.” Although the Port has obtained Metro Vancouver 
permits in the past, the response states that this is “not within Port Metro Vancouver’s 
legislative purview,” suggesting that they will not seek an air quality permit for the coal 
transfer facility. The response concludes by saying that “the FSD proposal will not 
proceed unless, and until, we are satisfied that it will not result in significant adverse 

environmental effects,” confirming that Port Metro Vancouver intends to act alone in 
determining how significant environmental impacts need to be in order for the project to 
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not proceed without seeking external approvals or considering the impacts of transpor ting 

coal to and from their facility. 

 

The Committee is in the process of reviewing the Port’s response to determine what 
further actions can be taken by the interagency group to address common concerns. 
 

SUSTAINABILITY IMPLICATIONS 

 

While the facility is expected to create a number of jobs within the region, there are a 

number of potential environmental issues, both local and global, and social issues, 

particularly related to health, that have not been resolved to the satisfaction of many local 

stakeholders, raising concerns about the sustainability of operating the facility.  

 

OPTIONS 

 

Council may: 

 

1. Direct staff to continue working with the Independent Intergovernmental Review 

Committee and Port Metro Vancouver to resolve outstanding City concerns over 
health and environmental issues related to the Fraser Surrey Docks Proposed 

Direct Transfer Coal Facility; or 

2. Provide staff with other input or direction. 

 

Staff recommends option 1. 

 

FINANCIAL IMPACT 

 

There is no direct financial impact related to the proposed coal transfer facility other than 

staff time dedicated to researching issues and meeting with stakeholders to resolve issues. 

 

INTERDEPARTMENTAL LIAISON 

 

The Chief Administrator’s Office has been working with Engineering Services 
department to identify and mitigate potential impacts from the proposed coal transfer 
facility and has consulted with key City staff to review the proposal. 

 

CONCLUSION 

 

Port Metro Vancouver is reviewing a project permit application from Fraser Surrey 

Docks for a Direct Transfer Coal Facility that will load coal, primarily from the central 

U.S., directly from trains onto barges for transfer to ocean-going ships at Texada Island 

for overseas markets.  Initially, up to four million metric tonnes of coal is to be shipped 

annually, or roughly three to four million cubic meters, with an ultimate capacity of eight 

million tonnes per year. 
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While the proponent has indicated that the environmental and health impacts from the 

construction and operation of the facility are manageable, local health and air quality 

authorities have expressed concerns about study methodologies and PMV has identified 

that an additional study of potential health impacts is required. 

 
In addition to seeking a dialogue with PMV and the facility proponent to research and 

resolve issues that may impact the City, particularly health and environmental issues, the 

City intends to continue collaborating with the Independent Interagency Review 

Committee to address common concerns related to the facility. 

 

ATTACHMENTS: 

 

Appendix 1 - May 6th, 2014 Letter from Independent Interagency Review Committee to 

Port Metro Vancouver on Coal Transportation and Handling 

 

Appendix 2 - May 23rd, 2014 Response from Port Metro Vancouver  

to the Independent Interagency Review Committee Letter  

on Coal Transportation and Handling 

 
 

Original signed by 

 

 

 

 

Mark Allison 

Manager, Strategic Initiatives and 

Sustainability 

 Jim Lowrie 

Director, Engineering Services 

  Approved for Presentation to Council 

 

  

 
   

  Lisa Spitale 

Chief Administrative Officer 
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May 23,2014 

Independent Interagency Review Committee 
c/o George Harvie 
Chief Administrative Officer 
Corporation of Delta 
4500 Clarence Taylor Way 
Delta, BC V4K 3E2 

Dear Committee Members: 

TYPE: CAo 
DEPT: GA:O 
A.I#: · td\ --;rct3 
Comments: 

CAO'S OFFICE 

MAY 262014 

RECEIVED 

Re: Independent Interagency Review Committee - Coal Transportation and 
Handling 

I refer to your correspondence dated May 6, 2014 regarding coal transportation and 
handling and the specific references to Fraser Surrey Dock's (FSD) proposal to develop 
a direct transfer coal facility at its existing terminal in Surrey. 

In my April 7, 2014 letter to Delta Mayor Lois Jackson (see attached), I outlined Port 
Metro Vancouver's decision-making responsibilities related to the FSD application, and 
noted the additional assessment we requested of the proponent related to potential 
human health effects. The review process for this proposal has been fulsome, and Port 
Metro Vancouver expects to render a decision on the proposal after this additional 
assessment is complete . 

While many of the comments noted in the Committee's letter have been previously 
provided directly from Committee members, you can be assured that all comments are 
being carefully considered in Port Metro Vancouver's review of the application. 

There are, however, a few additional matters raised in the letter I would like to 
address. 

Respecting concerns related to rail, we have previously advised that these issues are 
outside the scope of Port Metro Vancouver's Project Review Process. In accordance 
with Section 66 of the Canadian Environmental Assessment Act, 2012 (CEAA 2012), 
Port Metro Vancouver's review of the project is limited to the federal lands it manages 
and does not include the rail corridor. As such, we encourage you to raise these issues 
with the appropriate regulatory authority. 
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Independent Interagency Review Committee 
Page 2 
May 23,2014 

Respecting the suggestion that Port Metro Vancouver require FSD to apply for a Metro 
Vancouver Air Quality Permit, this is not within Port Metro Vancouver's legislative 
purview. 

Port Metro Vancouver takes the decision-making responsibilities provided to it in the 
Canada Marine Act and CEAA 2012 very seriously. The Committee should be assured 
that the FSD proposal will not proceed unless, and until, we are satisfied that it will not 
result in significant adverse environmental effects. At the end of the review process, 
we fully expect to make an informed decision that will properly consider the comments 
made by all interested parties, including those provided by members of this 
Committee. 

Yours truly, 

PORT METRO VANCOUVER 

Ｈ ｉ ｑｾ ｾ ｗ＠
Ro6in Silvester 
President and Chief Executive Officer 

Attachment (1) 

cc. Jeff Scott, Fraser Surrey Docks 



VIA EMAIL 

April 7, 2014 

Mayor Lois E. Jackson 
Corporation of Delta 
4500 Clarence Taylor Crescent 

Delta, B.C. V4K 3E2 

Dear Mayor Jackson : 

Re: Fraser Surrey Docks Proposed Direct Transfer Coal Facility 

Thank you for your correspondence of March 12, 2014, in which you request details on the 
additional scope of work requested of Fraser Surrey Docks (FSD) and ask that Port Metro 
Vancouver defer its decision on FSD's permit application to allow a review of that work by 

Delta's proposed interagency review committee. 

On February 19, 2014, we asked FSD to provide additional information related to its 
application, particularly around the assessment of the potential effects of the project on 
human health, and including: 

• an updated air quality assessment; 
• an analysis of coal composition from the source mines, including metals and 

hydrocarbons; 

• a background soil assessment (soil samples along the rail lines and barge route); 
• an assessment of the risks to human health for components in coal dust and 

diesel emissions; and 

• calculation of the potential effects of the possible fugitive dust and diesel 
emissions on sensitive populations, directly or indirectly, 

This further assessment of the potential effects of the project on human health is being 
undertaken using a risk assessment approach that follows guidelines set out by Health 
Canada. 

Under the Canada Marine Act, Port Metro Van couver is responsible to ensure a high level of 
environmental protection for project reviews, including potential impacts on human health. 

For this reason, on this project we have retained Golder Assodates Ud, as a third-party 
reviewer and advisor on human health, air quality modeling and aquatic toxicology, 
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Mayor Jackson 
April 7, 2014 

Golder specialists have experience in the disciplines of human health toxicology assessment, 
human health exposure and risk modeling, development and modification of toxicity 
reference values, quantitative fate and transport modeling, development of site-spedfic 
bioacaJmulation factors, derivation of air quality standards and environmental health and 
safety guidelines, and provision of expert advice/peer review/expert witness testimony. 

Golder has significant human health risk assessment experience across the globe and across 
numerous types of projects, Indudlng but not limited to port development. Golder 
specialists have also developed risk assessment guidance documents for Health Canada, 
International Finance Corporation, Canadian Council of Ministers of the Environment and BC 
Ministry of Environment. 

We have instructed Golder to act as third-party reviewer and to liaise with FSD's consultants 
as necessary throughout their provision of the human health risk assessment. Golder will 
provide its report to Port Metro Vancouver on conclusion of the assessment and we will 
consider that report, along with other relevant information, to render a pennlt decision. 

In addition, on two separate occasions during the review process, Port Metro Vancouver has 
provided chief medical health officers from the Fraser Health Authority and Vancouver 
Coastal Health Authority with project information for review and comment. While some of 
their comments have been beyond the scope of process, those comments concerning 
potential health effects within our jurisdictional responsibility have been carefully considered 
and are being addressed in the additional work we are asking FSD to undertake. 

We fully understand, appreciate and respect that port communities want meaningful and 
ongoing input into the operation of port fadlities, as well as related transportation services 
for the regional supply chain. However, we are confident we will be in a position to make a 
fully-informed and prudent decision on FSD's application based on the comments and 
information we have received to date from consulted agencies and vanous Interested 
parties, as well as the recommendations from Golder. 

The review process for this proposal has been fulsome. Port Metro Vancouver has received 
input from all the agendes and local governments who have been invited to partidpate in 
your committee, with the exception of the Be Ministry of Health. As such, we do not believe 
it is necessary to defer our consideration of FSD's application. 

Having said that, Port Metro Vancouver has heard general concerns about the transport of 
coal through the region and believes an interagency committee could playa useful role in 
bringing together key stakeholders to review and present factually-based information on 
this multi-jurisdictional matter. We would also be pleased to participate In discussions 
around the broader regional issue of coal transportation outside our jurisdiction. 

. .. /3 
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Again, I want to reiterate the thoroughness of the FSD review process that is currently 
underway and assure you that Port Metro Vancouver Is taking the time needed to ensure 
feedback from you, your constituents, health authorities and all other stakeholders Is 
considered to the extent it is relevant to our jurisdiction. 

Yours truly, 

PORT METRO VANCOUVER 

Robin Silvester . 
President and Chief Executive Officer 

cc: Allan Baydala, Chief Financial Officer, Port Metro Vancouver 
Tim Blair, Senior Planner, Port Metro Vancouver 
Jeff Scott, President& CEO, Fraser Surrey Docks 
The Honourable Rona Ambrose, PC, MP, Minister of Health 
The Honourable Leona Aglukkaq, PC, MP, Minister of the Environment 
The Honourable Kerry-Lynne D. Findlay, PC, QC, MP, Delta-Richmond East 
Jinny Sims, MP, Newton-North Delta . 
The Honourable Terry Lake, Minister of Health, Province of BC 
The Honourable Mary Polak, Minister of Environment, Province of BC 
Dr. Perry Kendall, Provindal Health Officer 
Dr. Paul Van Buynder, Chief Medical Health Officer, Fraser Health Authority 
Dr. Patricia Daly, Chief Medical Health Officer, Vancouver Coast Health 
Scott Hamilton, MLA, Delta-North 
Vicki Huntington, MLA, Delta-South 
Metro Vancouver Board of Directors 
Mayor Wayne Wright and Coundl, City of New Westminster 
Mayor Malcolm Brodie and Council, City of Richmond 
Mayor Dianne Watts and Council, City of Surrey 
Mayor Wayne Baldwin and Council, City of White Rock 
Mayor Gregor Robertson and Council, City of Vancouver 
Delta Council 
Delta Environment Advisory Committee 
George V. Harvie, Chief Administrative Officer 
Sean McGill, Director of Human Resources & Corporate Planning 
Mike Brotherston, Manager of Oimate Action & Environment 
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R E P O R T  
Development Services 

 

To: Mayor Wright and Members of Council 

Committee of the Whole  Meeting 

Date: 6/23/2014 

    

From: Beverly Grieve 

Director of Development Services 

File: HER00031 

  Report #: 290/2014 

 

Subject: 

 

101 Third Street (Urban Academy) Heritage Revitalization Agreement 

and 228 Manitoba Street Official Community Plan Amendment - 

Preliminary Report 

 

 

RECOMMENDATION: 

 
THAT Council direct staff to proceed with the application process outlined in this 

report with consideration given to the preliminary issues identified to date. 

 

 

PURPOSE 

 

The purpose of this report is to advise Council of an application for a Heritage 

Revitalization Agreement (HRA) at 101 Third Street and 228 Manitoba and an 

application for an Official Community Plan (OCP) amendment at 228 Manitoba Street in 

order to allow the development of an additional building for Urban Academy.  

 

BACKGROUND 

 

Applicant:  Urban Academy Society 

Architect: Omicron Canada Inc. 

Current Zoning:   101 Third St 
                            

                             228 Manitoba St 

Third Street Comprehensive Development 
District (P-CD-1) 

Multiple Dwelling District (Low Rise)(RM-2) 

Proposed Zoning:   Heritage Revitalization Agreement  
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OCP Land Use Designation:  

                             101 Third St 

                             228 Manitoba St 

 

School (S) 

Residential Medium and High Density (RM/RH) 

Proposed OCP Land Use 

Designation: 

School (S) 

Site Data:             101 Third St 

 

                            

                             

                             228 Manitoba St 

 

 

 

Consolidated Property: 

                           (101 Third St and  
                            228 Manitoba St.) 

Frontage:    183.40 ft   (55.90 m)  

Depth:         148.48 ft  (45.26m) 

Area:           27,265 sq ft (2,533 sq m)  

 

Frontage:     66.01 ft     (20.12 m) 

Depth:          131.79 ft  (40.17 m) 

Area:            8,699 sq ft (808 sq m) 

 

Frontage:      249.41ft  (76.02 m) 

Depth:          280.27 ft  (85.43 m) 
Area:            35,964 ft  (3,341 sq m) 

 

Previous Application 

 

After purchasing 101 Third Street in 2006, the Urban Academy Society applied to amend 

the Official Community Plan in order to change the designation from Residential Low 

Density (RL) to School (S) and also applied to rezone the property from Single Detached 

Dwelling District (RS-2) to Third Street Comprehensive Development District (P-CD-1). 

Council adopted the Official Community Plan (OCP) amendment and the rezoning 

bylaws on June 12, 2006. 
 

PROPOSAL 

 

Urban Academy is an independent school that was formed in 2001 and currently has a 

student population of 160 students (Junior Kindergarten to grade 12).  At present, the 

students are located on two different campuses in the City, JK to grade 5 at 101 Third 

Street and grades 6 – 12 in a leased facility at 601 Eighth Avenue.  The purpose of this 

application is to facilitate the development of a new building on the adjacent sites at 101 

Third Street and 228 Manitoba Street. This new building together with the existing 

Robson Manor building would accommodate, on one campus, up to 450 students and 41 

staff by 2022. 

 

As the applicant, Urban Academy Society proposes entering into an HRA in order to 

retain and restore the exterior and certain interior elements of the heritage building, 
Robson Manor. The applicant also proposes to incorporate the adjacent site at 228 

Manitoba and have therefore secured the purchase of that lot, which currently contains  

two storey, 8-unit rental apartment building. This building is proposed to be demolished 

and a new school building would be built in an “L”-shape around the existing Robson 

Manor. The proposed new school building would be three storeys above grade and 
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contain mostly classroom space, with two additional storeys below grade to accommodate 

music rooms, drama theatres, a gymnasium and parking.The proposed new building 
would be 4,146 sq. metres (44,627 sq. ft.) which would bring the density on the site to 

1.49 FSR. A letter of intent from the applicant is attached in Appendix #1. Architectural 

and landscape plans detailing the proposal are attached in Appendix #2. 

 

The HRA application would require that the property at 228 Manitoba Street be 

consolidated with 101 Third Street. 228 Manitoba Street would require an OCP 

amendment in order to change its designation from “Residential Medium and High 
Density” (RM/RH) to “School” (S).  The OCP amendment process would run 
concurrently with the HRA application. 

 

The preliminary statistics for the application, including both the proposed new building 

and the existing Robson Manor, is summarized below: 

 

Gross Floor Area:          Historic Building 

New Building 
Total 

962.44 sq. m (10,359.61 sq. ft.) 

4,146.23 sq. m. (44,629.65 sq. ft.) 
5,108.67 sq. m (54,989.27 sq. ft.) 

Floor Space Ratio:         Historic Building 

New Building 

Total 

0.28 FSR 

1.21 FSR 

1.49 FSR 

Building Height:            Historic Building 

New Building 

9.26 m (30.38 ft.) 

12.475 m (40.93 ft.) 

Number of Storeys: 

(above ground)     

Historic Building 

New Building 

3 

3 

Number of Storeys: 

(below ground) 

Historic Building 

New Building 

1 

2 

Total Site Coverage at 

Grade: 

Historic Building 

New Building 

Total 

7.7 % 

33.4% 

41.1% 

Off-street Parking:         Existing 
Proposed 

8 spaces 
28 spaces total 

Secured Bicycle Parking: Proposed 32 spaces 

 

SITE CONTEXT 

 

The subject properties at 101 Third Street and 228 Manitoba Street are located in the 

Queen’s Park neighbourhood, between Royal Avenue and Queen’s Avenue.  Across the  

street, to the west is Tipperary Park; to the north of the sites are single family re sidential 
dwellings; to the east are low rise multi-residential apartments; and to the south is an 

eleven story mid-rise tower with 2.35 FSR. A site context map is attached in Appendix 

#3.  
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POLICY CONTEXT 

 
Official Community Plan 

 

The OCP land use designation for the subject site is “Schools” (S) for 101 Third Street 
and “Residential Medium and High Density” (RM/RH) for 228 Manitoba Street. The 
designations are described in the Official Community Plan as follows: 

 

(S) Schools: this area will include public, private and post-secondary schools. 

(RM) Residential – Medium Density: this area will contain medium density multi-

family residential uses such as row houses, stacked townhouses, and low rises. 

(RH) Residential – High Density: this area will contain high density multi-family 

residential uses including row houses, stacked townhouses, low rises and high 

rises. 

 

Heritage Policy Context 

 
There is recognition in the community that there should be a variety of heritage incentive 

tools that assist and encourage property owners to conserve their heritage buildings, and 

that the most effective legislative tool to achieve this is often the Heritage Revitalization 

Agreement (HRA). In exchange for long-term legal protection and exterior restoration, 

certain zoning relaxations, including an increase in density, are seen as incentives that 

offer property owners a financially viable means for conservation. Provisions for the local 

government to negotiate a Heritage Revitalization Agreement are set out in Section 966 

of the Local Government Act.   

 

A heritage property which is the subject of an HRA is also protected with a Heritage 

Designation Bylaw. A Heritage Designation Bylaw is a form of land use regulation that 

places long-term protection on the land title of a property and which is the primary form 

of regulation that can prohibit demolition. Any changes to a protected heritage property 

must first receive approval from City Council (or its delegate) through a Heritage 
Alteration Permit.  Provisions for the local government to place Heritage Designation 

Bylaws on properties are set out in Sections 967, 968 and 969 of the Local Government 

Act.   

 

ANALYSIS 

 

Heritage Value 

 

Robson Manor was constructed in 1935 for James Goodfellow Robson, owner of 

Timberland Lumber Company and a leading industrialist of New Westminster.  It was 

purchased in 2006 by the Urban Academy Society.  Robson Manor is valued for its 

architectural style, which was unusual in Western Canada during the 1930s. It is also 

valued for the original interior details and material, the landscape features, and its age.  In 

addition, it is valued for its association with first owner James Goodfellow Robson, the 
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Dominion Construction Company and architect Sydney Arnold Lake. The Statement of 

Significance which is contained within the Heritage Conservation Plan is attached in 
Appendix #4. 

 

Council adopted the “Standards & Guidelines for the Conservation of Historic Places in 
Canada” (“Standards & Guidelines”) in 2008 as a basis for assessing heritage projects 
within the city.  The HRA proposal was carefully evaluated by staff using the “Standards 
& Guidelines” and was found to be generally in compliance.  More information is 
attached in Appendix #5. 

 

The Heritage Conservation Plan identifies that the proposal would include aspects of 

preservation, rehabilitation and restoration and that interventions to Robson Manor would 

be based on the “Standards and Guidelines”. According to the Heritage Conservation 
Plan, “the primary intent is to preserve as much of the historic ex terior and interior fabric 

of Robson Manor as possible, while undertaking limited rehabilitation work to the house 

that will upgrade the services to increase its functionality for educational and 

administrative use. As part of the scope of work, character-defining elements will be 
preserved, while missing or deteriorated elements will be restored. The development 

scheme for this property … includes the retention and conservation of the historic 
structure in situ and the construction of a new infill building .” (Donald Luxton and 
Associates Inc, p. 14) 

 

The Heritage Conservation Plan also identifies that the new building, in addition to work 

conducted on Robson Manor, must follow the “Standards and Guidelines”.  The new 
building should have a design that clearly shows it is distinct from Robson Manor, i.e., 

compatible yet distinguishable from and subordinate to Robson Manor.  Early analysis by 

staff finds that the proposed addition is compatible, distinguishable and respectful of 

Robson Manor. The Heritage Conservation Plan is attached as Appendix #4. 

 

Proposed Project  

 
The Urban Academy property at 101 Third Street is currently zoned Third Street 

Comprehensive Development District (P-CD-1).  This zone was created specifically for 

Urban Academy but was based on the Public and Institutional Districts (Medium Rise) 

(P-2). The comprehensive district differs from the P-2 District in that it is more restrictive 

in terms of the number of permitted uses, height, number of storeys, maximum FSR and 

maximum site coverage. The table below summarizes the requirements in the P-2 and P-

CD-1 districts and compares it to the current proposal. 

 

Regulation P-CD-1 P-2 Proposed 

Floor Space Ratio 0.4 FSR 1.0 FSR 1.49 FSR 

Site Coverage 20% 40% 41.1% 

Number of 

Students 

150 - 450 
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Building Height 3 storeys and 30 feet 45 storeys and 40 

feet 

3 storeys and 40.93 

feet 

Front Setback 25 feet 25 feet 58.07 feet 

Rear Setback 25 feet 25 feet 6.56 feet 

Side Setback 15 feet (interior) 

25 feet (exterior) 

15 feet plus 20% of 

building height over 

30 feet (interior) 
25 feet (exterior) 

4.42 feet 

 

The applicant proposes to use an HRA to retain and restore the exterior and some interior 

elements of the Robson Manor house and to allow the currently proposed deviations from 

existing zoning requirements, including an increase in density, height, off-street parking 
and the number of students as well as various reductions to building setbacks.  

 

A Heritage Designation Bylaw was required as part of the original OCP amendment and 

rezoning application in 2006. This heritage designation process has not yet been 

completed.  The Heritage Designation Bylaw will be processed now and staff anticipates 

that the bylaw will be before Council for consideration of adoption in Fall 2014, prior to 

the HRA and OCP bylaws for the current application being considered for First and 

Second Readings. 

 

The proposed architectural and landscape drawings are attached in Appendix #2. 

 

Preliminary Considerations 

 

Staff has identified preliminary items which will need to be resolved through the 

application review process before returning to Council for formal consideration. Any 
other items arising through the application and consultation process will also be 

addressed.  

 

Heritage Conservation Plan:  

 

The draft Heritage Conservation Plan identifies that any new work should be subordinate 

to the historic building. To be subordinate to an historic building does not require that the 

new building be smaller in size, but it does become more challenging when the new 

building is larger, as is the case here. The new school building proposes using extensive 

glazing to provide “lightness” to the building and to soften the visual connection between 

it and Robson Manor as well as to create a contrast which will help highlight the 

uniqueness of Robson Manor. In addition, they propose providing 6.15 metres (20.2 feet) 

between the two buildings.   

 
There is a granite stone wall situated along the front and side perimeter of the site, which 

has historic significance.  The draft Heritage Conservation Plan identifies this as a 

character-defining element of the landscape and indicates that the wall would remain in- 
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situ during the construction.  It would be repaired as needed once construction was 

complete. The applicant has proposed the alternative of temporarily removing the wall.  
While there is precedence for numbering, removing, storing and then re-assembling stone 

structures, such a procedure is not ideal as it does not meet the first principles of heritage 

conservation. 

 

Staff will work with the applicant team and the Community Heritage Commission 

towards meeting the first principles of heritage conservation. 

 

Setbacks: 

 

As noted in the table and discussion above, the applicant is proposing setbacks which are 

significantly different than those allowed in the existing P-CD-1 comprehensive 

development district and also in the Public and Institutional Districts (Medium Rise)  

(P-2) which is generally used for elementary and middle schools. Staff will work with the 

applicant, neighbours, City Committees, and the community to ensure all setbacks are 

appropriate for the context. 
 

Building Height and Massing related to Proximities : 

 

While the height of the building proposed is consistent with what would be permitted in 

the P-2 Zoning district, the proposed building heights need to be closely reviewed in 

relation to the proposed building massing, building setbacks and adjacent land uses. Staff 

will work with the applicant, neighbours, City Committees, and the community to ensure 

compatibility within the existing context. 

 

Tenant Relocation: 

 

The proposed development would require the demolition of an existing multiple unit 

residential building. This two storey building was developed in 1958 and contains eight 

dwelling units. The applicant has submitted a letter, attached in Appendix #6, which 
outlines their commitment to work with the existing tenants to obtain alternate 

accommodations. The applicant has stated they would: 

 

 Provide a minimum written notice of 6 months to all the tenants;  Consider relocation compensation;  

 Consider rent reduction for a limited period of time; and  Consider hiring an appropriate person/agency, based on the City’s 
recommendation, to provide relocation assistance and resources to the 

existing tenants. 

 

The details of the tenant assistance measures will be finalized prior to the staff report for 

First and Second Readings of the HRA and OCP bylaws. Staff will continue to work with 

the applicant to ensure that tenants are relocated sensitively and appropriately. 
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Proposed Off-Street Parking and Traffic Circulation: 

 
The applicant has proposed 28 off-street parking spaces, five of which would be compact 

spaces and two of which would be for persons with a disability. The applicant has 

indicated that by 2022 they anticipate 41 staff members on site. 

 

The current P-CD-1 comprehensive development district requires one space per staff 

member and as such 41 off-street parking spaces would be required. 

 

However in 2008 as part of an overall review of parking requirements in the Zoning 

Bylaw the required parking for schools was revised. The current bylaw requirements are 

related to the number of staff members anticipated on the site. The bylaw requires 0.7 

spaces per staff member or 0.5 spaces per staff member for site within 400 metres of a 

Frequent Transit Network (FTN).  

 

This site is located within 400 metres of the Columbia Street SkyTrain station and also 

within 400 metres of Sixth Street which is within the FTN. As such, this site, were it not 
for the regulations previously built within the Comprehensive District, would be eligible 

to use the 0.5 off-street parking spaces per staff member. The table below summarizes the 

difference between the Comprehensive Development District requirements and the 

current Zoning Bylaw requirements. 

 

 Regulation Requirement 

Comprehensive 

Development District (P-

CD-1) 

1 parking space per staff 41 spaces   

(for 41 staff members) 

Zoning Bylaw Parking 

Requirements 

0.5 parking space per staff 

(for properties within 400 m 

of an FTN) 

21 spaces 

(for 41 staff members) 

 

Student drop-off and pick-up at this site needs to be addressed going forward as the 

applicant has identified that 60% of students come from outside New Westminster. The 

Zoning Bylaw also requires that student drop-off and pick-up be provided and requires 

that a professional engineer conduct a site specific study taking the following into 

consideration: 

  Student drop-off and pick-up demand, adult daytime student parking demand and 

opportunities for demand management; 

 Site constraints and opportunities for the provision of off-street passenger loading 
and unloading facilities; 

 Anticipated traffic impacts from unregulated on-street drop-off and pickup activity, 
the extent to which such impacts may be managed with providing off-street 

facilities, and improvements required to manage such impacts; and 
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 Street improvements including sidewalks, crosswalks, traffic signals, and lighting 
that would promote the use of alternate pedestrian and cycling modes of parent and 

student transportation to and from the school. 

 

A study by a professional traffic engineer will be require moving forward with this 

process to ensure that the amount and type of parking provided is adequate, that student 
drop-off and pick-up is accommodated with minimal impact to the neighbourhood and 

that the geometrics of the proposed parking layout are appropriate. 

 

Landscape: 

 

There are currently mature evergreen trees along a portion of the north property line. 

Given the age of these trees, and their function as a buffer between the school site and the 

neighbouring residential properties, further consideration should be given to the 

possibility of retaining the trees as part of the site redevelopment.  Staff will work with 

the applicant team to determine if the trees can be retained and will work with the 

neighbours, City Committees, and the community to determine the value of these trees. 

 

SUSTAINABILITY REPORT CARD 

 

Highlights of the sustainability report card include the retention of a heritage house and 

its landscape features, as well as a commitment to pursue BC Hydro’s PowerSmart Gold 
energy efficiency standards and a LEED Gold equivalent sustainability design.  The full 

Sustainability Report Card is attached in Appendix #7 

 

PROXIMITY TO TRANSIT 

 

Transit Facility Frequency Distance (m) 

SkyTrain Station 3 minutes 60 m 

Frequent Transit Network 10 minutes 26.45m 

Transit Stop 30 – 60 minutes 14 m 

 

APPLICATION PROCESS 

 

 Step Projected Completion 

1 Resolution of outstanding issues  Summer 2014 

2 Neighbourhood Consultation  

 a)  Neighbourhood Open House Summer/Fall 2014 

 b)  Residents' Association meeting  

3 Committee / Commission Consultation Summer/Fall 2014 

4 Heritage Designation Bylaw to Council for 1
st
/2

nd
 

Readings 

Summer 2014 
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5 Heritage Designation Bylaw to Council for consideration 

and Adoption 

Fall 2014 

6 Advisory Planning Commission meeting #2 Fall 2014 

7 Report to Council on OCP consultation Fall 2014 

8 Letter confirming tenant relocation measures Fall 2014 

9 HRA bylaw to Council for 1
st
 and 2

nd
 reading Fall 2014 

10 OCP amendment bylaw to Council for 1
st
 and 2

nd
 reading. Fall 2014 

11 

HRA and OCP amendment Bylaws to Public Hearing  

Winter 2014/early 

2015 

12 Bylaw adoption, consolidation of properties and 

registration of documents on title 

Winter 2014/early 

2015 

 

INTERDEPARTMENTAL LIAISON 

 

The Engineering Department, the Parks, Culture and Recreation Department, and the 

Electrical Operations have reviewed this proposal.  An interdepartmental team of 

Planning, Building and Engineering would work together throughout the application 

process. 

 

OPTIONS 

 

The following options are presented to Council for consideration: 

 

1) That Council direct staff to proceed with the application process outlined in this 

report with consideration given to the preliminary issues identified to date. 
 

2) That Council provide staff with alternative direction. 

 

Staff recommends Option #1. 

 

CONCLUSION 

 

The Urban Academy Society has owned the historically significant Robson Manor since 

2006. Their proposal would develop a new building on the expanded site in such a way 

that retains and respects Robson Manor while at the same time facilitating the expansion 

of the school to accommodate up to 450 students by 2022. 

 

ATTACHMENTS: 

 
Appendix #1 - Letter of Intent 

Appendix #2 - Architectural and Landscape Drawings 

Appendix #3 - Site Context Map 
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Appendix #4 - Converservation Plan 

Appendix #5 - Standard and Guidelines for Historic Places 
Appendix #6 - Rental Replacement Letter 

Appendix #7 - Sustainability Score Card.pdf 

 

 

Originally signed by: 

 

 

 

  

Originally signed by: 

Julie Schueck,  

Community and Heritage Planner 

 

 

Originally signed by: 

 

 

___________________________ 

Jackie Teed,  

Manager of Planning 

 Michael Watson,  

Planning Technician 

 

  Approved for Presentation to Council 

   

 

 

 
Beverly Grieve 

Director of Development Services 

 Lisa Spitale 

Chief Administrative Officer 

 

 

 

 

 

 

 

 



 
 
 

Appendix #1: 
 

Letter of Intent from Applicant 
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LETTER OF INTENT 

 

SITE ACQUISITION AND SCHOOL EXPANSION 

NEW WESTMINSTER, BC 

June 5, 2014 

 

 
Prepared by 

 
Norman Laube, BComm, RI, CPM 

Omicron Canada Inc. 
On Behalf of Urban Academy Society 

604 209 2115 
nlaube@omicronaec.com 
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EXECUTIVE SUMMARY 
Urban Academy (UA) is a thriving independent school located in the Queens Park neighbourhood of 
New Westminster, BC.  Since being formed in 2001, the school has purchased the 8,000 sqft Robson 
Manor at 101 Third Street in 2006 and leased nearby space for its Senior School program in 2013.  The 
school now serves 160 students with 22 staff with planned measured growth to 250 students by 2016 
(with 29 staff) and 450 students by 2022 (with 41 staff).  

UA is led by an experienced Board of Directors with exceptional education and financial experience.  
Head of School, Ms. Cheryle Beaumont, has 37 years of exemplary leadership in education in British 
Columbia.  Prior to joining UA, Ms. Beaumont was Superintendent of Schools of the Langley School 
District and formerly the Principal of New Westminster Secondary.  

Through its formal strategic planning process, UA identified the need to grow its facilities to 
accommodate the projected growth and to provide the stability of a fully owned campus.  To support 
this vision, UA engaged the services of Omicron Canada Inc., (Omicron) independent school facility 
advisors, designers and builders.   

Omicron has programmed the future school and explored siting options.  The result of this work 
concluded that the optimal solution was to acquire the adjacent 8,700 sqft property at 228 Manitoba 
Street to develop an additional 43,000 sqft of building with underground parking. 

UA now has the property at 228 Manitoba Street under contract to complete in July 2014 and has the 
o e ’s consent to apply for civic approvals to develop the new facility on the Third Street and 
Manitoba street properties.   

UA is targeting September 2016 to be fully operational in the new facility. 
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SITE ACQUISITION AND SCHOOL EXPANSION PROJECT 
Urban Academy (UA) has reached the stage in its growth that it requires a larger school facility to 
accommodate its growing student body and to offer the appropriate learning spaces.  The Five Year 
Strategic Plan prepared by the school`s Board of Directors supports the acquisition and development of 
an expanded school facility.  In support of this Plan, UA has engaged the services of Omicron Canada Inc. 
– experts in private school planning, funding, design and construction.  Omicron has assisted UA to 
develop a master facilities plan and to Offer to Purchase the adjacent property to its owned Robson 
Manor facility in the Queens Park neighborhood of New Westminster. 

UA has worked with Omicron to prepare the design and budget for the project as well as assisting with 
securing debt and equity funding.  The total project is budgeted at $14.4m with 70% of the cost being 
provided by bank financing and 30% from a combination of Parent Equity and a Community Bond. 

 
Aerial view of existing Robson Manor and proposed new building 

URBAN ACADEMY OFFERING 
Urban Academy (UA) offers an academically-enriched, engaging, arts-infused education that focuses on 
the development of the entire child. This education philosophy is unique in the Greater Vancouver area 
and has contributed to the success and growth of the school.  UA offers programming from Junior 
Ki de ga te  age  to G ade .  UA’s t o ke  app oa hes to edu atio  a e arts-infusion and inquiry-
based learning.  Both approaches are incorporated to keep students engaged in their studies, and 
support their achievement of academic excellence. 
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This unique offering has attracted students not only from New Westminster (40%) but also from 
Vancouver, Richmond, Burnaby, Coquitlam, Port Coquitlam, Port Moody and Surrey.  Current 
enrollment is 150 students from JK to Grade 12 with projected growth to 166 students in September 
2014, 190 students in September 2015 and 250 students in September 2016 (the projected completion 
of the new school).  Ultimate school size is targeted to be 450 students offering 2 classes per grade per 
school year. 

 

Robson Manor Junior Campus - owned property at 101 Third Street, New Westminster 

 

Uptown Senior Campus - leased facility at 601 Eighth Avenue, New Westminster 

URBAN ACADEMY STORY 
Our School 

Urban Academy is a vibrant and growing private school located in the City of New Westminster. It has 
grown steadily over the last decade to its current enrollment of 150 students in a Junior Kindergarten to 
Grade 12 program.   Our present school development has students located on two separate sites in 
order to accommodate our enrollment.   The Junior School (JK-grade 5) is at 101 Third Street in Robson 
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Ma o , a lo el  he itage site i  histo i  Quee ’s Pa k.   Ou  “e io  “ hool is ea  i  a leased fa ilit  at 
601 Eighth Avenue.   Our goal is to develop the Robson Manor site to bring both schools together again 
in one location and to grow the school to the full enrollment of 450 students. 

What Makes Urban Academy Special? 

At Urban Academy we want students to remain excited about their education and understand that 
curriculum, when linked to real world learning, is incredibly real, relevant and valuable. We want 
students in their early years to understand who they are as individuals, what their motivations are and 
how they impact others through their own social and emotional development.   We want our students in 
their middle and high school years to continue to seek knowledge and partner their interests and 
passions with creative learning. 

Urban Academy focuses on a strong academic program for students delivered through two key 
approaches to instruction that ensure students are deeply engaged and demonstrating excellence in 
their achievement: Inquiry-Based learning and Arts-Infused learning.  We believe that children develop 
their talents and natural abilities best and most deeply through creative inquiry and by examining 
concepts across a variety of curricular disciplines.  We believe that the Fine Arts foster intellectual 
development that extends a student's capacity to learn in all academic disciplines.  We know our 
students retain their learning when they are directly involved in developing it. 

Arts-Infused Learning 

There is a growing body of evidence that indicates learning through the arts not only motivates 
students, but also adds emotional, physical, cognitive and social benefits.   Approaching traditional 
subjects with components of drama, visual arts and music offers a more comprehensive approach, 
stimulating children to remain truly engaged in their studies.   All of our students, from Junior 
Kindergarten to Grade 12, receive instruction in Visual Arts, Music, Drama and French from trained 
specialists in each of those areas.  There is a significant focus in the school on the creative process and 
the application of creative thought to learning.   Arts-Infused learning is the delivery of the arts and the 
application of artistic inquiry to every academic discipline.   Every area of study, even mathematics and 
the sciences, offers the opportunity to extend learning by connecting the elements of creative thought 
to the learning outcome under study.   Students construct meaning on a larger concept through an art 
form or medium.   Using the creative process students connect art and a subject discipline, meeting the 
learning objectives in both.   This approach to learning is highly successful and most effective.   Some 
recent examples of work with students using Arts-Infused instruction include: 

 Grade 7 study of Ancient Egypt – students applied their learning of the culture to create a 
fashion show.  They produced clothing representative of that civilization, including the masks 
and the jewelry. 

 Grade 2 study of sequencing and patterning in Mathematics-students used music to learn to 
develop pattern, recognize its repetition and create their own patterns.  

 Grade 7 Mathematics study of fractions, decimal and percent – students created Op Art to 
represent their learning of these concepts. 
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 All g ades ha e used d a ati  Ta leau  as a  a tisti  ethod to de o st ate thei  
understanding of concepts in Social Studies, Science and Language Arts. 

 All g ades ha e eated “ou ds apes  to p o ide a  audito  i te p etation of a piece of 
artwork or a story or poem, 

Inquiry-Based Learning 

          “Tell e a d I’ll forget; sho  e a d I ay re e ber; i ol e e a d I’ll u dersta d.” 

Involving students in developing their own learning is the premise of Inquiry-based learning.  Being 
involved in making connections among concepts allows students to acquire skills and attitudes that 
permit them to seek resolution to questions and issues while constructing new knowledge.   We want 
our students to learn how to learn.  We believe this is critical to a future for them that will hold jobs and 
careers not yet even imagined.  

 Our students undertake four broad areas or topics of Inquiry every year and teachers plan their 
instruction and deliver the lessons through those vehicles of inquiry.   Inquiry-Based instruction uses a 
big concept or question as the framework with which to acquire current specific knowledge and see the 
connections between disparate pieces of information.   The work undertaken in our Kindergarten classes 
are a good example of how the Inquiries are used as vehicles to instruct and create meaning for 
students.  Two areas of inquiry at present for them are: Helping Hands and Growing Together.   They are 
studying sustainability in food production and so, are examining where their food comes from, who 
helps get it to them, how it is prepared and how choices are made in our culture regarding food.   They 
are also learning about impact of their families and the cultures their families come from.   Literacy, 
Mathematics, Social Studies and Science are all covered and connected as they learn about: geography 
(both of their families and their food sources), recipe-writing, planting vegetables and caring for the 
school garden.  

Demonstrating the Learning 

Arts-infused and Inquiry-based learning are very compatible partners in the teaching and learning 
environment.  Staff has worked to develop their own skills at delivering instruction in these ways and 
have reached out for professional development to continue to enhance their knowledge. 

We work with connections in the Fine Arts community to deliver our Arts-Infused approach.   ArtStarts is 
a not-for-profit organization, located in Vancouver that is devoted to enhancing education through the 
arts.   They have worked with us to develop ou  tea he s’ p ofessio al skills i  deli e i g i st u tio  
through the creative and artistic process.  They are a source of information, resources and a networking 
conduit to the educational community of artists. 

Our students not only learn and develop their creativity in both product and thinking, they share it 
through gallery displays, Showcase Nights, Artastic" (a wonderful exhibition of art and inquiry-based 
projects)," Celebration of Learning" (Student-led conferences for parents at report card time that 
demonstrate student learning through inquiry) and many other events which allow them to share their 
skills.   Our largest fundraiser of the year is a Gala and every class produces art to be auctioned at the 



8 | P a g e  
 

event.   The art has become a much sought-after commodity and the community looks forward to the 
competition, hoping to go home with one of the pieces that were developed and donated by our 
students. 

Our youngest students in Junior Kindergarten and Kindergarten start out their academic careers in 
classrooms that use the Reggio-Emilia approach to Early Childhood Education.   Reggio-Emilia delivery 
encourages children to explore, discover and question.  The student is the communicator, the teacher is 
the guide, the parent is the partner and the environment is the third teacher.  This works very well with 
a Fine Arts school focus and an Inquiry-based method of instruction that they will continue to 
experience as they get older.  

Our approach to education is unique in the independent school world of BC.  We are the only 
independent school offering a focus on the Fine Arts and an Arts-infused approach to delivering the 
u i ula  o je ti es of the Mi ist  of Edu atio .  Fa ilies ho o e to us a e d a  to the s hool’s 

culture of passion, confidence and the development of personal potential that we strive to provide for 
every student. 

Ou  s hool’s fou datio al p i iples a d p a ti e of edu atio  a e ased o  a deep espe t, o passio  
and caring for all children.  We have a profound regard and appreciation for the importance of 
community and the values for which the school stands.   We want our students to demonstrate their 
natural energy and enthusiasm for learning throughout their entire school career.  Our students are 
taught to face challenges with confidence, persistence and creativity.  We spend significant time 
teaching them to focus on their personal potential, to become powerful thinkers and leaders as they 
learn to contribute to their community, their families and their friendships.  We have high expectations 
for them regarding personal conduct and service.  We cultivate confidence and courage as the pathway 
to success. 

A Successful School Becoming More Successful! 

U a  A ade  is ideall  situated i  eautiful a d pi tu es ue Quee ’s Pa k i  the City of New 
West i ste .  The Boa d pu hased Ro so  Ma o  i   to a o odate the s hool’s g o i g 
e oll e t.   Ro so  Ma o  is a he itage a sio  that as ho e to o e of Ne  West i ste ’s 
su essful usi ess fa ilies i  the 9 ’s.  The he itage aspect of the site and the surrounding 
community is a draw for those interested in the school.   We are the only private K-12 school in the City 
of New Westminster and all other private schools in the greater Metro area are a significant distance 
away, involving a complex commute for young families.   Approximately 40% of our families are from 
New Westminster, with the remainder coming to us from Burnaby, Coquitlam, the Tri-Cities, Vancouver 
Richmond and Surrey.    We market extensively in Burnaby, Coquitlam and the Tri-Cities and the 
enrollment pattern demonstrates that we are a private school of choice in those communities as well as 
our own. We have a professional and experienced Director of Marketing and Admissions who works 
closely with the Head of School on recruitment and selection of families and students.  The Head of 
School is personally involved in the Admissions process for each child and approves or declines every 
formal application to ascertain suitability and their capacity to manage the financial commitment.   
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Families satisfy our requirement for their financial commitment before we engage the child in their 
studies and we expect each of our families to contribute to the school through volunteer hours, Parent 
Auxiliary support and fundraising events. 

We also admit select International students, provided they are a fit for the school and have the capacity 
to be successful.  We have signed agreements outlining responsibilities and obligations with 
international placement agents that we trust.  We work in partnership with them to place the 
appropriate students in our program. 

Our combined enrollment of both Junior and Senior Schools for September 2014 is projected to be 166. 
With 135 of those students located in classrooms at Robson Manor in September, we have outgrown 
our school.   Additional appropriate space is needed in order to meet the enrollment demand and to 
continue to offer the excellent programming we have become known for.  

The school has been doubling a primary class in each of our last two years of enrollment.  This was a 
deli e ate de isio  ai ed at a hie i g the Boa d’s st ategi  goal of the opti u  size of  stude ts.  It 
was designed to do so in a manner that consolidates and solidifies the very fine educational program 
offered to our students.   For September 2014 we will have again met our enrollment plan of doubling 
another primary class.  In 2014 the enrollment is projected to reach 166 , in 2015  we will reach 190 and 
in 2016 we will attain 250 with full enrollment being achieved by 2020.  

Full development of the potential enrollment is constrained until we have a school large enough to 
support all of the students.   As with all school communities, the acquisition and development of a 
school building fosters confidence and commitment on the part of families registering.   We anticipate 
that this will be the case again for Urban Academy.   The school experienced that same outcome in the 
year Robson Manor was purchased.   Enrollment increased as soon as families saw the commitment of 
the Board to purchase the building.  

Planning for the Future 

The plan for school expansion centers on developing the Robson Manor site.  The heritage cachet, the 
Quee ’s Pa k lo atio  a d the geog aphi  pla e e t of the s hool a e iti al fa to s i  the s hool’s 
success and ability to be competitive in attracting families.  The development of this site into a larger 
school involves the acquisition of the property directly behind the school (228 Manitoba St.) and the 
consequent construction of new classroom space on the resulting adjoining property.   The heritage 
aspect of the siting of the school will be maintained with the new construction connected to Robson 
Manor.  Such a plan maximizes space for our students on the property and allows for the full build-out 
of the school in a steady pattern of enrollment growth.   At the same time, this will enhance the beauty 
and integrity of the heritage nature of the neighborhood and the original building.  The proposed design 
supports the delivery of our Fine Arts focus as well as the Arts-Infused and Inquiry-Based methods of 
instruction.  

Once the school is able to move into new classroom space, the enrollment pattern will increase to 
accommodate more spaces for Kindergarten and Grade One students.  The plan allows for provision of a 
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solid secondary program for our current senior students as we prepare to bring the doubled classes up 
through the intermediate and senior grades.  

 

Our Competition in the Market  

The Head of School maintains oversight and careful analysis on our closest competitors and our 
corresponding advantages in the marketplace to attract and retain students.  Families are drawn to a 
school for specific reasons and not all families are available for every school, regardless of the 
programming and quality of the institution.   In our marketing strategy we consider and cultivate the 
specific criteria that delineate us from our closest competitors; programming, non-denominational 
status and practice, cost, location and the niche we offer of Arts-Infused, Inquiry-Based instruction.   The 
priority we place on the school's values as a pa t of thoughtfull  shapi g hild e ’s ha a te  a d 
personal potential through their development is carefully explained and fully marketed.   It is a 
significant factor in a family's consideration of Urban Academy. 

Our closest competitor is the public system.   We are fortunate to be located in a school district that is 
growing in terms of student enrollment and in a greater geographic region that continues to support 
strong enrollment with a fairly significant birth rate.  We recognize that there are families who want a 
private education for their children and may well never consider the public system.   However, there are 
also many families who want an excellent education for their children and will register where they can 
achieve that goal, public or private.   Programs and schools of choice in the public system are our closest 
competitors: French Immersion, Sports Academies and Fine Arts programs.   Faith-based schools are 
prevalent in the region, however, do not tend to present as much competition for us.  Our families are 
usually very clear with us regarding their desire for a secular education.   Stratford Hall and 
Meadowridge are our closest private school competitors, although both are located a considerable 
distance away in other communities.   Both are International Baccalaureate (IB) schools, requiring a 
specific admission process for the student.   For families looking for a non-faith-based education that is 
not IB, Urban Academy is the option in the Metro area that is bounded by Surrey, Coquitlam, Burnaby 
and New Westminster. 

 

Governance and Stewardship 

Urban Academy is a Group I Independent School, operated as a not-for-profit, non-denominational 
institution by the Urban Academy Society Board of Directors.   It is compliant with all of the statutory 
e ui e e ts of the BC “o iet ’s A t a d the I depe de t “ hool A t of B itish Colu ia.  The s hool is 

a member of the Independent Schools Association of British Columbia (ISABC) and takes full advantage 
of the opportunities for professional growth and mentorship offered by that respected organization.  
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The Board of Directors is comprised of ten directors with the Head of School as the eleventh member 
serving in an ex-officio capacity.  The Urban Academy Society is a closely-held society and has been in 
operation for twelve years. 

The Board of Directors has strong leadership, with a depth and range of skills critical to leading the 
organization with wisdom and clarity.  The Board Chair and her Executive are committed to providing 
the fiduciary guidance and stewardship necessary to achieve the goals the Board has set out in their 
Strategic Plan.  They continue to attend to succession planning in a thoughtful and deliberate manner to 
ensure the future health of the school.  They have consciously and carefully developed a Board able to 
guide the school in its growth.  

The Head of School has been in place since 2013 and has an extensive professional background in the 
field of education at every level of administrative leadership.   She has been a successful educator, 
school principal and Superintendent of Schools in the public system in a career spanning 37 years and 
three public school districts.  She is committed to the future development of Urban Academy, to the 
Board’s “t ategi  Pla  a d to the su ess of the s hool.  “he has the isio , apa it , e pe ie e a d 
st e gth of pu pose e essa  to fulfill the s hool o u it ’s d ea  of the e pa ded s hool of  
students, providing an exemplary education for students. 

The Boa d’s fis al a age e t has ee  p ude t a d a eful, et i dful of the i est e ts eeded to 
provide for the school of the future.  Tuition fees are regularly examined and adjusted, as recently as the 
2013-14 school year.  The Advancement Program of the school has shown remarkable progress and 
growth over the initial three years it has been in place.   The Advancement Program works with the 
community to encourage support for the school through the Annual Appeal, special events and 
sponsorship of methods of giving.   The Advancement Program ensures that funds raised are directed to 
the areas of the school identified by the Head of School as a priority and the initiatives are aligned with 
the Boa d’s “t ategi  Pla . 

Summary 

Urban Academy is focused on the critical and important work of educating children in an effective, 
powerful and respectful manner.   We have students who are excited about their learning, passionate 
about discovery and strong in their academics.  This is the direct result of an engaging and creative 
learning environment. We value our parent community as partners in educating their children.  
Together, we model the values and behaviors we expect in our students.  

The Board, the Head of School and the entire school community are excited about the future of Urban 
Academy.   We have an amazing opportunity to further develop Urban Academy and bring it to full 
fruition in a school building that is appropriately and professionally designed to deliver our unique 
program.   We have demonstrated that we are building a community of learners in an educational 
environment families want for their children.  We have a Board focused on building an exemplary 
school, an experienced and successful Head of School and a community supportive of the direction 
provided.   The future is very bright for Urban Academy. 
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BOARD OF DIRECTORS 

Urban Academy is fortunate to have a committed and passionate Board as leaders of the school.  They 
contribute countless hours to ensure the school upholds its commitment to excellence.  The Board has 
prepared a Five Year Strategic Plan that includes securing owned facilities that can accommodate a 
student count of 450.  Through guidance, expertise and hands-on participation, the following board 
members ensure that Urban Academy has a strong and stable leadership group behind it. 

Deborah McKenzie - Chair 
Occupation: Interior Designer 
Number of Years at UA: 9  
Number of Children: 3  
Deborah is an entrepreneur in the interior design and home renovation industry with 
more than 20 years of experience consulting on significant residential and 
commercial development projects.  Deborah brings a strong organizational discipline 
to her work and has a passion for bringing together talent and expertise to achieve 

strategic growth for healthy, long-term community development.   The McKenzie family has been part of 
the Urban Academy community for 9 years with 3 daughters currently in Kindergarten, Grade 5, and 
Grade 8.  Deborah has always played an active role at UA by being passionately involved in committee 
and volunteer work since 2005.  Deborah joined the Board of Directors in 2010 and is now serving her 
3rd year as Chair of the Board. 

Laura Bradley - Vice Chair 
Occupation:  Clinical Director 
Number of Years at UA:  6 

Number of Children:  1 
Laura has 21 years of counselling, group facilitation, and community education 
experience in both a not-for-profit capacity, and in her own private practice where she 
is the clinical director and senior therapist.  She also has fifteen years of managerial 
experience.  Laura has had a lifelong interest in the Arts, and graduated in 1998 from 
the Theatre and Film program at the Gastown Actors' Studio. She loves the power of 
theatrical performances to bring relevant or important issues or topics to the 

foreground in a way that an audience might not have considered.  Laura has a daughter in Grade 4, and 
this is the sixth year the fa il  has ee  at U a  A ade ; this is Lau a’s fou th ea  se i g o  the 
board of directors, and her second year as Vice-Chair. 
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Elizabeth Fletcher, BComm, Chartered Professional Accountant (CA) - Treasurer 
Occupation: Chartered Accountant, BC Hydro 
Number of Years at UA: 6  
Number of Children: 1  
Eliza eth is a seaso ed p ofessio al ith o e  thi t  ea s’ e pe ie e i  fi a ial 
services delivery and senior management.  She has held leadership roles in several 
organizations, including Chief Financial Officer of a TSX listed publicly regulated utility 
based in Vancouver.  In her current business role, she manages a project budget in 

excess of $800 million.  Throughout her career, she has actively supported the non-profit sector, acting 
as director for organizations such as the Community Living Society, the HR MacMillan Space Centre, and 
the ALS Society of B.C.  Her son, currently in Grade 4, has been a student at Urban Academy since 
2008.  Elizabeth joined the Board of UA as Treasurer in 2011. 

Jennifer Danielson – MLT (CSMLS), BSc (MLS) - Secretary  
Occupation: Technical Coordinator, Quality & Utilization Management at BC 
Provincial Blood Coordinating Office  
Number of Years at UA: 3  
Number of Children: 1  
 Jennifer is a laboratory technologist with experience in health care, research and 
biotechnology industries, bringing a knowledge of quality systems and project 
management to the Board. Her support of non-profit organizations has included 

front-line volunteering, committee work and previous board membership.  Her family has been part of 
the Urban Academy community since 2011 and their daughter attends the school in Grade 2. Jennifer 
joined the Urban Academy Governance Committee in early 2012, and joined the Board later that same 
year as Secretary. 

Brian Drummond - Member at Large/Founder  
Occupation: Actor  
Number of Years at UA: 12 
Number of Children: 2 enrolled; 1 graduated  
Brian, along with his wife Laura, are two of the Founding members of Urban 
Academy. A graduate of one of the top Theatre Schools in Canada, Studio 58, Brian 
has been a professional performer for over 25 years. He is known as one of the top 
Voice Actors in North America, having voiced 1000's of characters in 100's of 

animated TV episodes and films.  A champion of the Arts, Brian has served as a task force committee 
member with the Union of BC Performers, has participated on numerous finance, facility & marketing 
committees at Urban Academy, and as a board member at Urban Academy since its inception in 2001. 
Brian & his wife Laura have 3 children, two in grade 8 & 11, and one from Urban Academy's first 
Graduating Class of 2013. 
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Jeremy Poole -  B.A., LLB - Member at Large  
Occupation: Partner, Alexander Holburn Beaudin & Lang LLP 
Number of Years at UA: 4 
Number of Children: 1 
Jeremy is a partner with the Vancouver law firm Alexander Holburn Beaudin & Lang 
LLP.  He has almost 20 years of legal experience including representation of public 
school boards in litigated disputes.  Jeremy was previously a board member and the 

treasurer of a non-profit society that raised funds within the legal community for children focused 
charities and he brings legal perspective and acumen to the board of Urban Academy.  His son started at 
Urban Academy in Kindergarten and is currently in Grade 4.  Jeremy joined the board in November of 
2013.  As a Lawyer he is pleased to bring risk management oversight to the Board and is particularly 
interested in helping the school achieve its long term growth and facility requirements. 
  

Donna Tays Clarke – B.A., BCTC (Education) - Member at Large, Founder, 
Advancement Director 
Occupation: Realtor- Re/Max Advantage Realty 
Number of years at UA: 12+ 
Number of Children: 2 
Donna is a business woman, a Licensed Realtor of 28 years specializing in New 
Westminster properties, a Certified Teacher and former Miss New Westminster 
(1976).  She is a Co-Founder of Urban Academy and dedicated Board and Society 

e e  si e the s hool’s i eptio  ha i g held positio s o  Fa ilities p ope t  a uisitio , 
maintenance & development), Finance and most recently the Advancement department.  Donna brings 
her wealth of local connections, valued relationships and strategic negotiating skills to UA in practical, 
diverse and creative ways.  
 

 Jennifer Thompson – B.A. (Econ), M.A. (Econ) - Member at Large  
Occupation: President, Thompson Planning 
Number of Years at UA: 3 
Number of Children: 2  
Jennifer is an entrepreneur with 20+ years of experience in both the private and 
public sectors in Canada. She has participated actively in the not-for-profit sector 
si e e o i g a e e  of the Leade ship Va ou e  lass of ’99, a d i gs a 
wealth of strategic, communication and planning skills to the Urban Academy Board. 

Her family has been with Urban Academy for three years and they have two children at the school in 
Grades 2 and 4.  Jennifer is the most recent addition to the Board, having joined in March 2014. 
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Heather Hall - Member at Large 
Occupation: Police Officer 
Number of Years at UA: 2 
Number of Children: 1 
I joined the RCMP as a constable and am currently a Mental Health Liaison officer. As 
such, I participate on a wide variety of committees and sit on the Board of the 
Canadian Mental Health Association. I am passionate about education, which is why I 
participate in a meaningful way as a Board Member at Urban Academy. Being part of 

the transformation of Urban Academy from where it is today to the inspired picture of its future, while 
ensuring adherence to the schools mission vision and values, is the most rewarding thing about being a 
board member.  

Ted Hamilton – Member at Large 
Occupation: Composer and Musician 
Number of Years at UA: 4 
Number of Children: 1 
I a  passio ate to e su e the a ts i fused  u i ulu  is the driving force of the 
future growth of this unique and wonderful school. 
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HEAD OF SCHOOL 
  

Cheryle Beaumont, B.Ed., M.Ed. 

Cheryle Beaumont is an education visionary.  Her distinguished 37 
year career in education includes teaching, principal, superintendent, 
chief executive officer, chief education officer and now head of 
school.  She has a Bachelor of Education from the University of 
Saskatchewan, and her Masters of Educational Leadership from 
Simon Fraser University. 

Prior to joining Urban Academy, Ms Beaumont served for seven years 
as the Chief Executive Officer and Chief Education Officer for the 
Langley School District.  In her dual roles, Cheryle reported to The 

Board of School Trustees, a publicly elected board of seven trustees representing the City and Township 
of Langley.  The district has over 19,000 students, approximately 2200 employees and an annual 
operating budget of $160M.  The Langley School District offers a diversity of choice in programs 
including a Fine Arts School, International Baccalaureate, Fundamental Schools, French Immersion, 
Distributed Learning, Sports Academies and Adult Education.   

In addition to her education duties, Ms Beaumont teaches Board Governance for Vantage Point and has 
worked with a diverse range of boards and organizations on board effectiveness and stewardship. With 
her spare time, she sits on the Board of Green Thumb Theatre in Vancouver, is a Community Leader for 
The Minerva Foundation and serves on advisory committees for the Vancouver Foundation and the 
Vancouver Board of Trade. 

Ms Beaumont is passionate about the educational model of Urban Academy – arts infused and inquiry 
based learning – and looks forward to working with the Board of Directors and leading the staff team to 
grow the school to its stable long-term student body of 450. 
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PROJECT TEAM 
In support of the Strategic Plan goal of securing a permanent facility for up to 450 students, the Board 
has assembled the following team: 

Project Lead – Cheryle Beaumont is Head of School and is leading the team to program, acquire, design, 
build and finance the land and building to accommodate 450 students. 

Communications Lead – Deborah McKenzie is Chair of the Board of Directors and is leading the 
interaction with the school`s families, the City of New Westminster and other stakeholders. 

Community Bond Lead – Jeremy Poole is a Member at Large and a practicing lawyer.  Jeremy is 
coordinating a Community Bond offering for the families and friends of Urban Academy. 

Financing Lead – Elizabeth Fletcher is Urban Academy`s Treasurer and a Chartered Accountant.  
Elizabeth is preparing the financial modeling to support the equity and debt requirements of expansion 
project and on-going operation of the school. 

Finance Project Committee – Kurt Wipp is a former Board member of UA and heads the Amur Financial 
Group a tertiary market lender with $100 million under management.  Iain McIntyre is Director and 
Regional Leader for a Schedule 1 Bank.  Kurt and Iain are supporting Jeremy and Elizabeth with the 
Community Bond raise and securing financing.  

Site Acquisition Lead – Norman Laube is VP Development Services at Omicron Canada Inc. a leading 
development, design and construction firm.  Norman specializes in assisting private schools with master 
planning, site acquisition, funding, approvals, design and construction of their facilities.  He is leading 
the delivery team for the Urban Academy expansion project.  Appendix 1 provides a sampling of the 
private schools that Omicron has recently assisted.  

Architect – Paul Grant, AIBC is Lead Architect with Omicron.  Paul has programmed, planned and 
designed more than 100 schools over the past 40 years and is the design architect and architect of 
record for the Urban Academy project. 

Heritage Consultant – Donald Luxton of Donald Luxton and Associates is providing heritage advice on 
the restoration of Robson Manor and the interface between the new building and the existing. 

Landscape Architect – Sharp & Diamond Landscape Architects – Ken Larsson – are providing the project 
landscape design and maintenance plan. 

Traffic Consultant – MMM Consultants are providing the traffic impact assessment. 

Builder – Korey Roberts is Director of Construction with Omicron where he is responsible to deliver $100 
million of projects annually.  Korey recently completed the construction of the Stratford Hall Middle 
School and will provide all project and construction management for the Urban Academy project. 
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FACILITY STRATEGY 
UA has been actively reviewing market options to expand the school over the past several years.  
Options considered have included expanding the facility at Robson Manor; leasing market space; 
acquiring adjacent property and expanding; selling Robson Manor and acquiring a new site.  To assist 
with review of options, UA engaged Omicron to evaluate the options and to help make a decision on the 
optimal route.  The matrix evaluation resulted in the following outcomes: 

1. Expand on Robson Manor Site – it is feasible to add additional space on the existing site but 
there is not sufficient room to add the approximate 43,000 sqft of additional space required 
to accommodate a school of 450 students; 

2. Leasing Market Space – there are no options available that meet access and safety 
requirements for a school use of this size.  There are no surplus public school sites available; 

3. Acquiring Adjacent Property – this option allows for expanding on the existing site and 
building a facility to the optimal size.  This option is currently being pursued; 

4. Sell Robson Manor and Acquire a New Site – the timing logistics of selling and trying to find 
a new optimal site and keep operational is not feasible. 

 

Given this analysis, the Board has chosen Option 3 and has Offered to Purchase the adjacent property at 
228 Manitoba Street.  Purchasers Conditions are to be removed on June 26, 2014 and Purchase Close is 
July 25, 2014. 

 

1 - Robson Manor 101 Third Street – 27,000 sqft lot and 10,000 sqft school building; 2 – 228 Manitoba – 8,700 sqft lot with 8 suite apartment 
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FACILITY REQUIREMENTS 
O i o ’s a hite ts ha e o ked ith UA to defi e the p og a ati  e ui e e ts fo  the s hool o e  
the long term.  Based on a strategy of opti al lass sizes fo  i ui  ased lea i g  of  students per 
teacher for Junior Kindergarten, 16 students for grades K-4 and 18 students for grades 5-12 and a 
maximum school size of 450 students a total facility area requirement of 51,000 sqft is required (the 
8,000 sqft usable Robson Manor space plus 43,000 sqft usable in the new building  With a current 
enrollment of 150 students, a student count of 250 is estimated for September 2016 (when the 
expanded school is expected to be complete and ready for occupancy) with steady growth beyond 
averaging between 25 and 45 new students per year (after factoring in attrition) to a full occupancy of 
450 students in 2022. 

COMMUNICATIONS STRATEGY 
UA, led by Board Chair Deborah Mckenzie, has a proactive communications strategy that is building 
momentum of the project timeline.  Starting in February 2014, monthly newsletters to all school families 
have been issued outlining the process and steps involved to achieve success for the facilities initiative.   

Stakeholder relationship building is also well under way with several meetings with immediate 
neighbors and with the City of New Westminster Planning and Heritage Advisory staff and Mayor and 
Council.   

DESIGN OF NEW SCHOOL 
Omicron Architecture has prepared a design of the new building that carefully augments the heritage 
stature of the Robson Manor building by infilling around Robson Manor and fully utilizing the 228 
Manitoba property.  The end result is a 3-storey plus underground parking building that also offers a full 
size gymnasium and drama space partially underground.  The combined spaces have been planned to 
accommodate the full enrollment of 450 students.  The preliminary new building area is summarized as 
follows: 

Level 64.0 GYM LEVEL:    8,866 sqft    (824 sqm) 
Level 68.0 PARKING LEVEL:    4,013 sqft    (373 sqm) 
Level 71.0 FIRST FLOOR:    8,479 sqft    (788 sqm) 
Level 75.0 SECOND FLOOR:    12,616 sqft (1172 sqm) 
Level 79.0 THIRD FLOOR:    9,415 sqft     (875 sqm) 
Total Improved Area:  43,390 sqft (4032 sqm)  
Underground Parking  11,115 sqft (1,033 sqm)  
 

The design of the new Urban Academy building aims to retain the cachet of the existing Robson Manor as 
a school, while simultaneously providing for the future growth of the institution within a simple yet 
complementary architectural foil.   
 



20 | P a g e  
 

The design concept allows for the exterior walls of the new building to reflect and enhance the presence 
of Robson Manor as the heart of the facility, with the extensive glazing also providing a high degree of 
transparency between the two buildings.  
  
The design of the school grounds are intended to reflect the mature nature of the institution with the 
modern introduction of soft landscaping such as living walls and green roofs, further enhancing the 
responsible and aesthetically engaging manner in which the new building engages the street and adjacent 
properties.  
  
The massing of the new building has been modulated to exist within the context of the neighborhood by 
locating the high-volume program components such as the gymnasium, music room and drama theatre 
below grade, thereby keeping the overall building height at a level contiguous with the surrounding 
properties. 
 
Urban Academy will benefit from a significant increase in car parking stalls and secure bicycle storage, of 
which all will be underground to avoid any conflict with the visual aspects of the school grounds and 
proposed landscaped areas.  
 
The circulation space throughout the building will serve a dual purpose of being easily accessible as well 
as provide a stunning backdrop for potential gallery spaces allowing students to display their work for 
visiting families and outside communities. 
 
The heritage aspects of Robson Manor in terms of the uildi g’s o igi al ualities ill e full  ai tai ed 
and controlled by professional heritage consultants. A conservation plan is currently in progress to 
preserve the natural beauty and history for both interior and exterior elements of Robson Manor 
throughout the design and construction process.   
 
The new addition ultimately aims to support the rapidly growing community of Urban Academy and meet 
the requirements for their increasingly successful arts-infused and fine arts curriculum.  
 
With the current expansion plans for the school in place, this modern lightweight design will compliment 
Robson Manor and furthermore allow for all students, old and new, to work and learn together in an 
outstanding facility both practically and aesthetically. 
 
 

PROJECT MANAGEMENT AND DESIGN-BUILD CONTRACT 
UA has engaged Omicron Architecture Engineering Construction Ltd. to project manage, master plan, 
obtain approvals, design and construct the new facility and the heritage upgrade to the existing Robson 
Manor.  Omicron is an experienced design-builder of independent schools having successfully 
completed new schools for Stratford Hall and Southpointe Academy and are currently assisting 
Vancouver Christian School, White Rock Christian Academy and Lions Gate Christian Academy with new 
school projects. 



21 | P a g e  
 

PROJECT SCHEDULE 
Due to the success of the school and enrollment growth, the project schedule is targeting a September 
2016 opening and occupancy of the new school building.  Critical milestones include: 

 March – June 2014 – Bond committed by school families and bank financing secured 
 July 2014 - New property acquisition 
 April to December 2014 – Design and costing 
 January 2015 approval by New Westminster 
 March 2015 - Construction commences 
 August 2016 – completion and occupancy 
 

 

CONCLUSION 
Urban Academy is a thriving private school with a unique offering in the education sector.  Strong 
enrollment demand requires the school to expand and be ready with a new building for the September 
2016 school year.  A highly effective Board of Directors, along with an exemplary education leader in the 
Head of School, is a driving the school successfully forward.  Partnering with Omicron Canada Inc – 
market leaders in the project management, design and construction of private schools – provides a 
strong team to create the new school. 
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OMICRON CANADA INC – INDEPENDENT SCHOOL PROJECTS 

Stratford Hall School – Vancouver 

 

$12 million, 34,000 sqft Middle Years Program building.  Site acquisition, approvals, design and 
construction by Omicron.  Occupied 2013. 

 

Primary Year Program 18,000 sqft plus roof top playground.  Open 2009.  Site acquisition, design and 
construction by Omicron. 
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Southpointe Academy – Delta 

 

70,000 sqft $15m K-12 independent school completed 2011.  Site acquisition, planning, approvals, 
design and construction by Omicron. 

Vancouver Christian School 

 

70,000 sqft K-12 independent school.  Site options, funding, design and construction by Omicron. 
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Lions Gate Christian Academy - North Vancouver 

  

Reuse, renovation and expansion of former elementary school to K-12 independent school.  Planning, 
design and construction by Omicron. 

 

White Rock Christian Academy - Surrey 

 

Renovation and expansion of former church and school to K-12 school for 600 students.  Planning, site 
acquisition, funding, design and construction by Omicron. 

 

 



 
 
 

Appendix #2: 
 

Architectural and Landscape Plans 
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Appendix #3: 
 

Site Context Map 
  



Corporation of the City of 

NEW WESTMINSTER 

NAO 1983 UTM Zone 10N 

CNW GIS Servic;s -

City of New Westminster 

This map is a user generated static output from an Internet mapping site and 
1s for reference only . Data layers that appear on this map may or may not be 

accurate, current, or otherwise reliable . 



 
 
 

Appendix #4: 
 

Heritage Conservation Plan / Statement of Significance 
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The “Rose Garth” in 1976, in use as a caterer’s centre. [Source Barbara Hynek; New Westminster Public Library #1088]
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1.0 INTRODUCTION

NAME:     JOHN G. AND JEAN ROBSON RESIDENCE; 
     ROBSON MANOR; “ROSEGARTH”
ADDRESS:    101 THIRD STREET, NEW WESTMINSTER
ORIGINAL OWNER:  JOHN GOODFELLOW ROBSON 
     AND JEAN ROBSON
CONSTRUCTION DATE: 1935
DESIGNER:       SYDNEY ARNOLD LAKE, 
     DOMINION CONSTRUCTION
CONTRACTOR:    DOMINION CONSTRUCTION COMPANY   
HERITAGE STATUS:     MUNICIPALLY REGISTERED

Robson Manor was constructed in 1935 for James 
Goodfellow Robson, owner of the Timberland 
Lumber Company. The mill, which was world 
famous, was one of the few mills on the West 
Coast that specialized in the cutting of giant 
Douglas Fir timber, known as “Big Sticks” by the 
lumber trade. J.G. Robson hired the Dominion 
Construction Company, owned by his friend 
Charles Bentall, to build this grand home, which 
cost $32,560, at a time when an average home 
cost $2,000.

The crash of the stock market in October, 1929 
had a devastating effect on the local economy. 
The next few years were unimaginably dificult, 
and a grim reality set in. The next few years 
were, by all accounts, the most dificult of the 
Great Depression, but not all suffered equally. 
After the Crash, corporate and institutional 
commissions for architects virtually disappeared, 
but capital was still concentrated in the hands 
of wealthy individuals, who used the downturn 
in the economy, and the subsequent delation in 
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labour and material costs, to build lavish estate 
homes. Most architects closed their practices, 
and resigned from the AIBC. A few architects, 
with the right connections, remained very busy 
designing a number of grand homes during the 
Depression, such as the 1932 home for wealthy 
liquor merchant, George Reifel, Casa Mia, one of 
the most lavish ever built in Vancouver; Reifel paid 
for everything in cash. Similarly, the Robsons had 
suficient wealth to build a grand mansion during 
the Depression. They purchased G.E. Corbould’s 

late Victorian residence that stood near the corner 
of Third Street and Royal Avenue, demolished it, 
and replaced it with this stylish new house, which 
for many years was known as “Rosegarth.” 

By the 1970s, the house was used as a caterer’s 
centre, and wedding and reception hall, an 
appropriate use given that its grand rooms were 
designed for lavish entertaining. In 2006, it was 
acquired and adapted for educational use by the 
Urban Academy.

Front (south) elevation of Robson Manor, 1935 by Dominion Construction [courtesy: Omicron]
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2.0 HISTORIC CONTEXT

2.1 JAMES GOODFELLOW ROBSON

This prominent house was built for timber 
magnate James Goodfellow Robson (1887-1959) 
and Jean Robinson (nee Law) Robson (1888-
1956), regarded as among New Westminster’s 
most prominent citizens. James Robson arrived 
in British Columbia in 1906, and later stated          
“I got sawdust in my blood and stayed right here 
in B.C.”

Robson was born in 1887 in Ontario. He came to 
British Columbia in 1906, still in his teens, working 
irst at Nelson, before signing on as a millhand at a 
sawmill in Haney operated by J.A. Gibson. At age 
21, he was able to engage in a partnership with 
Gibson at Tynehead, running a shingle mill on the 
Townline Road (96 Ave). In 1910, swamped with 
debts of more than $17,000, Robson admitted that 
he used to walk down Front Street, rather than 
Columbia, to avoid meeting acquaintances.

JAMES GOODFELLOW ROBSON
Born in 1887 in Ayr, Ontario; son of Michael 
Robson; educated, public schools, Ayr, Ontario 
and National Business College, Portage La Prairie, 
Manitoba; grain buyer, Ogilvie Flour Mills Co. 
Ltd., on the prairies, 1903-1905; in the shingle 
business under his own name at Tynehead, B.C. 
1908-1910; president and managing director, 
Timberland Lbr. Co. Ltd., and of Timberland 
Development Co. Ltd. since 1910; president, 
Salmon River Logging Co. Ltd.; B.C. Lumber 
Association (president 1941). Married, 1911, 
Jeannie Law of Vancouver, B.C. Member, Board of 
Trade, New Westminster (president 1915); Clubs: 
New Westminster ; Vancouver; Washington Athletic 
(Seattle, Washington); Recreations: hunting, golf. 
Religion: United Church of Canada. Ofice: New 
Westminster, B.C. Residence: 101 Third Street, 
New Westminster.
Who’s Who in British Columbia 1942-1943, pps. 
265-66.

James Goodfellow Robson
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At the age of 23, in November 1910, after the 
failure of his irst venture, Robson got a lucky 
break. A new mill, the Timberland Lumber 
Company Limited, was starting up across the 
river and was in need of a manager, and Robson 
was hired on. This enabled him to marry the 
following year, and from this point forward 
he never looked back. In 1918, he assumed 
ownership of the company and developed it into 
one of British Columbia’s largest lumber irms.

A prominent philanthropist, active in his community 
— he served on the New Westminster school board 
and parks board — he was also a popular leader 
in lumber associations, industrial and fraternal, 
local and national. He promoted British Columbia 
forest products in trade delegations overseas. His 
employees respected him for fair-dealing and steady 
employment. Robson continued to run Timberland 
after the end of the Second World War, and also 
accepted an appointment to the Board of Directors 
of the BC Power Corporation in 1947.

Presentation of a walking stick in the 1930s to Capt. J.H. Evans of the SS Dallington Court for being the irst ship to pass through the New Fraser River Chan-
nel with a draught of 25 feet. Identiied left to right: Front Row: F.P. Matheson (Sec. Pilot Board), Hon. A.W. Gray (Acting Premier of BC), Capt. J.H. Evans of 
the SS Darrington Court, Wm. Gifford (Harbour Commissioner), P.A. Jones (Dock Builder), Ald. J.A. Courtney (Agent). Back Row: Ald. H.J. Sullivan (Chair. 
Harbour Commission), J.G. Robson (Pres. Can. Manf. Assn.), John Shaw (Paciic Coast Terminals), Valentine Quinn (Man. Dir. Terminals), L.B. Lusby (Pres. 
Board of Trade), I.R. Lawrence (Canada Customs) [New Westminster Archives IHP8047-018].
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In May 1956, Jean Robson, his wife of 44 
years, passed away, and Robson announced his 
retirement from business. In October, Robson’s 
brother and long-time associate at Timberland, 
Alex T. Robson, died at the age of 71. One year 
after losing his wife, Robson buried his son 
Clifford, dead at the age of 41. Robson devoted 
his retirement years to giving away a portion of 
the fortune he built up in 50 years in the lumber 
trade. In 1956, he donated $100,000 to the 
Royal Columbian Hospital and he followed that 
with $100,000 to his church. In 1957, he gave 
$250,000 to the University of British Columbia. In 
1959 he gave $200,000 to the New Westminster 
YMCA. It was estimated that he gave away almost 
a million dollars. On his death in 1959 Robson 
was eulogized as a ‘timber baron,’ ‘lumber 
magnate,’ and the ‘leading industrialist’ of New 
Westminster.

2.2 TIMBERLAND LUMBER COMPANY

The Timberland mill was closely identiied with 
pioneer lumberman James Goodfellow Robson, 
the company’s irst manager, and later owner. The 
Timberland Lumber Company Limited had been 
incorporated in September 1909 with a capital of 
$25,000, divided into 250 shares of $100 each. 
The company built a sawmill at Craig’s Station on 
the British Columbia Electric Railway’s new Fraser 
Valley line, about four miles from Brownsville. 
Rail lines were extended from Craig’s Station into 
the forests of the Bear Creek-Serpentine River 
watershed. The trees cut were 80% Douglas Fir, 
with the rest mainly spruce and cedar. The mill 
was capable of cutting 40,000 feet of lumber 

over a ten-hour period. From the start, the mill 
specialized in large timbers, 16 or 18 inches 
by 2 feet, with a length of up to 100 feet. Such 
timbers were used in heavy construction, such as 
for mines, bridges and wharves, posts and beams 
for large buildings, as spuds for dredges, and for 
the manufacture of masts and spars. Running at 
capacity, the mill employed 75 men, and had 
good access via the BCER to Chilliwack where it 
connected with the Canadian Northern Railway 
to points east, and across the Westminster Bridge 
to the docks of the Fraser River, or to connect with 
the Canadian Paciic Railway.

The location of Timberland Lumber Company operations in Surrey at Craig’s 
Station and at South Westminster. With the development of Port Mann in 
1911, and the opening up of the new highway route from the New Westmin-
ster Bridge, the highway junction at Timberland restyled itself ‘South Port 
Mann.’ [Geological Survey of Canada, 1923].
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Timberland Lumber Co. sawmill opposite New Westminster [New Westminster Public Library #990]
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This mill operated until 1918 when a larger mill 
was built on the riverfront in South Westminster. 
In 1951, the Timberland Lumber Company was 
recorded as having 187 employees. Its associated 
logging irm, the Timberland Development 
Company’s camp at Toba Inlet, employed a 
further 60 men and women. Two other camps on 
Vancouver Island, one west of Campbell River, 
and a second at Union Bay, supplied logs to 
Timberland. Ninety-ive per cent of Timberland’s 
output was by order, cut to speciications. The 
mill’s unique capacity was depended upon to 
satisfy any large dimension request, including a 
100-foot stick delivered to Philadelphia measuring 
41 inches square. Orders came in from around the 
world, and the mill gained a lot of publicity with 
some special projects.

Canadian Collieries Ltd. purchased timberland in 
1956. In 1964, the irm was sold to Weldwood 
Canada, which expanded operations at the site 
on the Fraser River with a plywood plant. The old 
Timberland mill was shut down in 1985, and the 
business ceased operations in 1987. The company 
was a major employer in the district for 75 years, 
providing work for successive generations of 
immigrants and local settlers, adapting to changing 
conditions of demand and supply, through two 
world wars and the depression.

2.3 DOMINION CONSTRUCTION COMPANY

Primarily known as one of the largest and most 
successful construction companies in Western 
Canada, Dominion Construction also has a long 
and varied history in the design of buildings 
through the employment of in-house architectural 
staff. Charles Bentall (1882-1974) was the 
mastermind of the business. Born in Essex, England 
to a tenant farming family, he lost his father when 
he was seven, leaving his mother to raise ive 
children. Charles left school at the age of fourteen 
to apprentice as a draftsman, and although he 
never received a formal professional education, by 
his mid-twenties he was working as an engineer. 
By 1907 he had saved enough money to buy his 
mother a house and himself a passage to Canada. 
The following year he arrived in Vancouver, which 
was experiencing its greatest ever building boom. 
Bentall was hired as a draftsman by J. Coughlan 
& Co., steel engineers and fabricators, and his 
designs for the frameworks for the new Vancouver 
Court House dome and for the World Building — 
at the time the tallest structure in the British Empire 
— soon won him a promotion to Chief Engineer. 
Emboldened by his success, Bentall struck out 
on his own, and soon was hired as an Assistant 
General Manager by the Dominion Construction 
Company Ltd., that had been founded in 1911. 
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An astute businessman, Bentall saw an opportunity 
to provide in-house design expertise to their 
clients. At this early stage in the company’s 
development J.Y. McCarter was sent to Edmonton 
to open a branch ofice in 1913, just before the 
local economy collapsed. Through patience, 
hard work and the right connections, the strongly 
religious Bentall kept the company aloat during 
tough times, and put aside money every month to 
buy shares in the company, eventually extending 
himself into “onerous indebtedness” to buy a 
controlling interest in 1920. Bentall’s gamble paid 
off with the increasing prosperity of the 1920s. In 
1927, he landed the contract to both design and 
build the huge new bus barns for the B.C. Motor 
Transportation Company on Cambie Street, taking 
the project away from an architect that the client 
was not happy with. 

That year, Bentall had accumulated enough capital 
to found the New Building Finance Company, 
which facilitated inancing by offering low-interest 
loans to clients. This enabled a number of projects 
that might not otherwise have gone ahead, among 
them the Queen Charlotte Apartments, designed 
and built by Dominion Construction in Vancouver’s 
West End, 1927-28 at a cost of $170,000. This 
handsome structure epitomizes the urban ideal 
of gracious apartment living, with an exterior 
styled in a conservative period revival appearance, 
complete with Spanish Colonial parapets and 
projecting pantiled roofs that relects the inluence 
of Californian design. The interior public spaces, 
however, are more adventurous, and embrace the 
new, and locally unknown, Art Deco style. 

Throughout the 1930s and 1940s, Dominion 
Construction designed and built numerous high-
quality structures in the Streamline Moderne 
style, including the Bay Theatre on Denman 
Street in the West End, 1938. With this project 
the company ran afoul of the AIBC, which 
brought a successful lawsuit against them for 
designing buildings without being a registered 
architectural irm. Dominion Construction was 
found guilty, but their nominal ine of $25 was 
a phyrric victory for the AIBC, as the trial’s 
publicity and the glowing testimonials for the 
contractor’s abilities generated a whole new 
spate of projects for them. 

Right after the end of the Second World War, the 
company continued to be highly successful in 
providing design/build services, maintaining a 
consistently-high quality output of well-designed 
structures: some Vancouver examples included 
the St. Regis Paper Company Building, 1946; 
the B.C. Motor Transportation (later Greyhound) 
Bus Terminal, 1946; and the Labour Temple on 
Broadway, 1948. Another modernist project was 
the Kelowna Club in downtown Kelowna, 1949. 

Even more successful in the 1950s and 1960s, 
Dominion Construction continued to expand its 
operations. After Charles Bentall retired in 1955, 
his two younger sons took over. Although the 
original company has now been split into several 
diversiied components, Dominion Construction 
remains today under family control and is a 
powerhouse in the design and delivery of large 
construction projects.
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Construction details for Robson Manor prepared by Dominion Construction, 1935 [courtesy: Omicron]
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REVISED MAY 2014

DESCRIPTION OF HISTORIC PLACE
‘Robson Manor’ is a two and one-half storey plus 
basement, wood-frame Dutch Colonial Revival 
residence, with a side gambrel roof and a balcony 
above the porte-cochère at the front entry. It 
is located in the Queen’s Park Historic District 
that features high-styled, late nineteenth and 
early twentieth-century single-family residences. 
‘Robson Manor’ is situated on a corner lot 
at Manitoba and Third Streets, with a mature 
surrounding garden, granite block perimeter wall 
and semi-circular driveway. There are views from 
the house across the adjacent Tipperary Park to the 
Fraser River. 

HERITAGE VALUE OF HISTORIC PLACE
Built in 1935, ‘Robson Manor’ is valued as a 
ine example of a Dutch Colonial Revival style 
residence, and features a side gambrel roof. The 
Dutch Colonial revival style was commonly seen 
in the United States between the two World Wars, 
when period revival styles reached the height 
of their popularity. Further impetus was given 
to the use of the Colonial Revival styles during 
the American Sesquicentennial in 1926, when 
patriotism was at a fever pitch and architectural 
fashion favoured the use of traditional, Colonial 
models. ‘Robson Manor’ is a rarity in the local 
context, as the Dutch Colonial Revival style was 
not commonly employed as a residential style 

10

in western Canada. Additionally, the largely 
original interior of ‘Robson Manor’ retains 
important attributes such as millwork of oak and 
exotic woods, and ornate cast plaster ceilings. 
The associated landscape features contribute to 
the grand image of the property, and include a 
semi-circular drive and granite block front wall. 
‘Robson Manor’ was designed in the ofices of 
the Vancouver-based Dominion Construction 
Company, with the plans being prepared by its 
chief engineer, Sydney Arnold Lake (1884-1945). 
Primarily known as one of the largest and most 
successful construction companies in Western 
Canada, Dominion Construction also had a long 
and varied history in the design of buildings 
through the employment of in-house architectural 
staff. 

Additionally, the heritage value of ‘Robson Manor’ 
is associated with its original owners, timber 
magnate James Goodfellow Robson (1887-1959) 
and Jean Robinson (née Law) Robson (1888-
1956), regarded as among New Westminster’s 
most prominent citizens. Robson arrived in 
B.C. in 1906, and by 1911 was the manager 
of the Timberland Lumber Company. In 1918, 
he assumed ownership of the company and 
developed it into one of British Columbia’s largest 
lumber irms. Robson served on the local school 
and parks boards, and was a generous benefactor 
to organizations such as the YMCA and the 
Queen’s Avenue United Church. 

3.0 STATEMENT OF SIGNIFICANCE
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CHARACTER-DEFINING ELEMENTS
Key elements that deine the heritage character of 
the ‘Robson Manor’ include its:
• corner location across from Tipperary Park, 

with a deep setback from the property line;
• setting within a context of prestigious, early 

twentieth century single-family residences;
• residential form, scale and massing as 

expressed by its: two and one-half storey plus 
full basement height; symmetrical front façade 
with central entry; side gambrel roof with 
projecting front gable, rear gambrel roof, and 
shed roof dormers; and L-shaped plan;

• construction materials such as random coursed 
granite block foundation at front, cedar shingle 
cladding and wood-frame construction;

• Dutch Colonial Revival style details such as the 
gambrel roof and shutters;

• additional exterior elements such as: front 
porte-cochère comprised of granite piers 
with grouped square columns and scroll-cut 
balustrades; rear elevation open porch with 
balcony above; upper-storey patio on side 
elevation extension with scroll cut balustrades; 
oak front-entrance assembly with sidelights 
and oak door with bevelled glass, multi-paned 
glazing and Art Deco style hardware; broad, 
brick front-entrance steps; exterior basement 
access; and two red-brick chimneys;

• asymmetrical, regular fenestration such as: 
double-hung wooden-sash windows with 
multi-paned upper sashes; triple-assembly 
irst-storey windows with ixed, segmental 
arched central window sash lanked by double-
hung wooden-sash windows; stair window 
displaying stained glass, shield motif with 
angled bottom frame and transoms; and ixed 
horizontal twelve-paned window;

• interior elements that date to the original 
construction, including: original room 
conigurations; main loor front parlour with 
mahogany trim, tiled ireplace and coved, 
plaster ceilings with plaster medallions; main 
loor dining room with mahogany panelling 
and cast plaster ceiling; main entry hall 
with French doors with bevelled glass and 
rosettes between the panes; quarterpace, 
front hall staircase with turned balusters and 
oak wainscoting; other rooms with oak trim; 
Art Deco style chandeliers and wall sconces; 
oak loors with inlay patterns; original cast 
iron radiators with ir radiator covers; two 
mosaic-tiled bathrooms on the second loor 
with original ixtures; and original doors and 
hardware; and

• associated landscape features including a semi-
circular drive and a random coursed, granite 
block front wall.
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4.1 NATIONAL STANDARDS AND GUIDELINES

Robson Manor is a signiicant historic resource in 
the City of New Westminster. The Parks Canada 
Standards and Guidelines for the Conservation 
of Historic Places in Canada (2010) is the source 
used to assess the appropriate level of conservation 
and intervention. Under the Guidelines, the work 
proposed for Robson Manor includes aspects of 
Preservation, Rehabilitation and Restoration.

Interventions to Robson Manor should be based 
upon the Standards outlined in the Standards and 
Guidelines, which are conservation principles of 
best practice. The following General Standards 
should be followed when carrying out any work to 
an historic property.

STANDARDS

STANDARDS RELATING TO ALL CONSERVATION 
PROJECTS
1. Conserve the heritage value of a historic place. 

Do not remove, replace, or substantially alter 
its intact or repairable character-deining 
elements. Do not move a part of a historic 
place if its current location is a character-
deining element.

2. Conserve changes to a historic place, which 
over time, have become character-deining 
elements in their own right.

3. Conserve heritage value by adopting an 
approach calling for minimal intervention.

4. Recognize each historic place as a physical 
record of its time, place and use. Do not 
create a false sense of historical development 
by adding elements from other historic 
places or other properties or by combining 
features of the same property that never 
coexisted.

5. Find a use for a historic place that requires 
minimal or no change to its character deining 
elements.

PRESERVATION:  the action or process of 
protecting, maintaining, and/or stabilizing the 
existing materials, form, and integrity of a historic 
place or of an individual component, while 
protecting its heritage value.

RESTORATION:  the action or process of 
accurately revealing, recovering or representing 
the state of a historic place or of an individual 
component, as it appeared at a particular period in 
its history, while protecting its heritage value.

REHABILITATION:  the action or process of 
making possible a continuing or compatible 
contemporary use of a historic place or an 
individual component, through repair, alterations, 
and/or additions, while protecting its heritage value.

4.0 CONSERVATION GUIDELINES
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6. Protect and, if necessary, stabilize a historic 
place until any subsequent intervention 
is undertaken. Protect and preserve 
archaeological resources in place. Where there 
is potential for disturbance of archaeological 
resources, take mitigation measures to limit 
damage and loss of information.

7. Evaluate the existing condition of character-
deining element to determine the appropriate 
intervention needed. Use the gentlest means 
possible for any intervention. Respect heritage 
value when undertaking an intervention.

8. Maintain character-deining elements on 
an ongoing basis. Repair character-deining 
element by reinforcing the materials using 
recognized conservation methods. Replace in 
kind any extensively deteriorated or missing 
parts of character-deining elements, where 
there are surviving prototypes.

9. Make any intervention needed to preserve 
character-deining elements physically and 
visually compatible with the historic place and 
identiiable upon close inspection. Document 
any intervention for future reference.

ADDITIONAL STANDARDS RELATING TO 
REHABILITATION
10. Repair rather than replace character-deining 

elements. Where character-deining elements 
are too severely deteriorated to repair, and 
where suficient physical evidence exists, 
replace them with new elements that match 

the forms, materials and detailing of sound 
versions of the same elements. Where there is 
insuficient physical evidence, make the form, 
material and detailing of the new elements 
compatible with the character of the historic 
place.

11. Conserve the heritage value and character-
deining elements when creating any new 
additions to a historic place and any related 
new construction. Make the new work 
physically and visually compatible with, 
subordinate to and distinguishable from the 
historic place.

12. Create any new additions or related new 
construction so that the essential form and 
integrity of a historic place will not be impaired 
if the new work is removed in the future.

ADDITIONAL STANDARDS RELATING TO 
RESTORATION
13. Repair rather than replace character-deining 

elements from the restoration period. Where 
character-deining elements are too severely 
deteriorated to repair and where suficient 
physical evidence exists, replace them with 
new elements that match the forms, materials 
and detailing of sound versions of the same 
elements.

14. Replace missing features from the restoration 
period with new features whose forms, 
materials and detailing are based on suficient 
physical, documentary and/or oral evidence.
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4.2 CONSERVATION REFERENCES

The proposed development for the subject property 
is for the conservation of the historic house and the 
design of a new inill structure to accommodate 
the expansion of the school. The following 
conservation resources should be referred to:

Standards and Guidelines for the Conservation of 
Historic Places in Canada, Parks Canada, 2010.

Fire Protection Issues for Historic Buildings, 
Canadian Conservation Institute, CCI Notes 2/6

National Park Service, Technical Preservation 
Services, Preservation Briefs:
• Preservation Brief 3: Improving Energy 

Eficiency in Historic Buildings
• Preservation Brief 9: The Repair of Historic 

Wooden Windows
• Preservation Brief 10: Exterior Paint Problems 

on Historic Woodwork
• Preservation Brief 14: New Exterior Additions 

to Historic Buildings: Preservation Concerns
• Preservation Brief 22: Making Historic 

Properties Accessible
• Preservation Brief 24: Heating, Ventilating, 

and Cooling Historic Buildings: Problems and 
Recommended Approaches

• Preservation Brief 41: The Seismic Retroit of 
Historic Buildings: Keeping Preservation in the 
Forefront

4.3 GENERAL CONSERVATION STRATEGY

The primary intent is to preserve as much of the 
historic exterior and interior fabric of Robson 
Manor as possible, while undertaking limited 
rehabilitation work to the house that will upgrade 
the services to increase its functionality for 
educational and administrative use. As part of the 
scope of work, character-deining elements will be 
preserved, while missing or deteriorated elements 
will be restored. The development scheme for 
this property has been prepared by Omicron 
Canada Inc., and includes the retention and 
conservation of the historic structure in situ, and 
the construction of a new inill building.

The exterior elevations of the historic Robson 
Manor will be restored and later interventions such 
as vinyl siding removed. The interior of the historic 
building will be carefully rehabilitated only where 
required while important interior features will be 
preserved and restored. The proposed new design 
for the site consists of an underground parking 
facility, a gymnasium, music and theatre rooms, 
and service space. Above grade a new three-storey 
building with a recessed top loor on the south 
side facing Third Street will provide additional 
educational space. The new inill structure with 
an L-shaped layout is detached from the historic 
house except for a modern glass walkway on the 
north façade, which connects the two structures 
and will not be visible from the street.
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The major proposed interventions of the overall 
project are to:

• Preserve the existing exterior and interior 
character-deining elements of Robson Manor.

• Restore exterior and interior character-deining 
elements that are damaged or altered.

• Carefully rehabilitate the interior of the historic 
building where required while preserving 
interior character-deining elements.

• Design additional educational space on 
the combined lots that is sympathetic and 
respectful to the heritage value and character of 
the historic building.

NEW ADDITIONS TO HISTORIC SITES
Parks Canada’s Standards and Guidelines list 
recommendations for new additions to historic 
places:

• Designing a new addition in a manner that 
draws a clear distinction between what is 
historic and what is new.

• Design for the new work may be contemporary 
or may reference design motifs from the historic 
place. In either case, it should be compatible in 
terms of mass, materials, relationship of solids 
to voids, and colour, yet be distinguishable 
from the historic place.

• The new addition should be physically and 
visually compatible with, subordinate to and 
distinguishable from the preserved historic 
place.

The proposed design of the new inill structure 
with its contemporary architectural expression 
follows the aforementioned design guidelines for 
new additions and retains the heritage character of 
the historic Robson Manor.

Proposed design scheme with Robson Manor in situ and new inill structure to the west and rear (Omicron, May 2014).
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4.4 SUSTAINABILITY STRATEGY

Sustainability is most commonly deined as 
“meeting the needs of the present without 
compromising the ability of future generations 
to meet their own needs” (Common Future. 
The Bruntland Commission). The four-pillar 
model of sustainability identiies four interlinked 
dimensions: environmental, economic, social and 
cultural sustainability, the latter including the built 
heritage environment. 

Current research links sustainability considerations 
with the conservation of our built and natural 
environments. A competitive, sustainable economy 
requires the conservation of heritage buildings as 
an important component of a high quality urban 
environment. 

We need to use our cities, our cultural resources, 
and our memories in such a way that they are 
available for future generations to use as well. 
Historic preservation makes cities viable, makes 
cities liveable, makes cities equitable.
(Economic Beneits of Preservation, 
Sustainability and Historic Preservation)

Heritage conservation and sustainable 
development can go hand in hand with the mutual 
effort of all stakeholders. In a practical context, 
the conservation and re-use of historic and 
existing structures contributes to environmental 
sustainability by:

• Reducing solid waste disposal (reduced impact 
on landills and their expansions);

• Saving embodied energy (deined as the total 
expenditure of energy involved in the creation 
of the building and its constituent materials);

• Conserving historic materials that are 
signiicantly less consumptive of energy than 
many new replacement materials (often local 
and regional materials, e.g. timber, brick, 
concrete, plaster, can be preserved and reduce 
the carbon footprint of manufacturing and 
transporting new materials).

The following considerations for energy eficiency 
in historic structures are recommended in the 
Parks Canada Standards and Guidelines for the 
Conservation of Historic Places in Canada (2010) 
and can be utilized for this project.

SUSTAINABILITY CONSIDERATIONS
• Add new features to meet sustainability 

requirements in a manner that respects the 
exterior form and minimizes impact on 
character-deining elements.

• Work with sustainability and conservation 
specialists to determine the most appropriate 
solution to sustainability requirements with the 
least impact on the character-deining elements 
and overall heritage value of the historic 
building.

• Comply with energy eficiency objectives 
in a manner that minimizes impact on the 
character-deining elements and overall 
heritage value of the historic building.
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ENERGY EFFICIENCY CONSIDERATIONS
• Identifying the historic place’s heritage value 

and character-deining elements — materials, 
forms, location, spatial conigurations, uses and 
cultural associations or meanings.

• Complying with energy eficiency objectives 
in such a manner that character-deining 
elements are conserved and the heritage value 
maintained.

• Working with energy eficiency and 
conservation specialists to determine the most 
appropriate solution to energy conservation 
problems that will have the least impact on 
character-deining elements and the overall 
heritage value.

• Weighing the total environmental cost of 
energy saving measures against the overall 
environmental costs of retaining the existing 
features or fabric, when deciding whether to 
proceed with energy saving measures.

BUILDINGS: INSULATION
• Exercising caution and foreseeing the potential 

effects of insulating the building on the 
envelope system so as to avoid damaging 
changes such as displacing the dew point and 
creating thermal bridges.

• Installing thermal insulation in attics and in 
unheated cellars and crawl spaces to increase 
the eficiency of the existing mechanical 
systems unless this could adversely affect the 
building envelope.

• Installing insulating material on the inside of 
masonry and wood-frame walls to increase 
energy eficiency where there is no character-
deining interior moulding around the windows 
or other character-deining interior architectural 
detailing.

BUILDINGS: WINDOWS
• Utilizing the inherent energy conserving 

features of a building by maintaining character-
deining windows and/or louvered blinds in 
good operating condition for natural ventilation.

• Improving thermal eficiency with weather-
stripping, storm windows, interior shades and, 
if historically appropriate, blinds and awnings.

BUILDINGS: MECHANICAL SYSTEMS
• Improving the energy eficiency of existing 

mechanical systems by installing insulation 
in attics and basements, unless this could 
adversely affect the building envelope.

4.5 HERITAGE EQUIVALENCIES AND 
EXEMPTIONS

As a municipally registered heritage site, Robson 
Manor will be eligible for heritage variances 
that will enable a higher degree of heritage 
conservation and retention of original material, 
including considerations available under the 
following municipal legislation.
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in 2009 to exempt buildings protected through 
heritage designation or listed on a community 
heritage register from compliance with the 
regulations. Energy Eficiency standards therefore 
do not apply to windows, glazing products, door 
slabs or products installed in heritage buildings. 
This means that exemptions can be allowed to 
energy upgrading measures that would destroy 
heritage character-deining elements such as 
original windows and doors.

These provisions do not preclude that heritage 
buildings must be made more energy eficient, 
but they do allow a more sensitive approach of 
alternate compliance to individual situations and 
a higher degree of retained integrity. Increased 
energy performance can be provided through non-
intrusive methods of alternate compliance, such 
as improved insulation and mechanical systems. 
Please refer to the Standards and Guidelines for 
the Conservation of Historic Places in Canada 
(2010) for further detail about “Energy Eficiency 
Considerations.”

4.6 SITE PROTECTION

It is the responsibility of the owner to ensure the 
heritage resource is protected from damage at all 
times. During construction the historic building 
should be secured against intrusion and damage 
through the use of appropriate security measures. 
The roof and exterior cladding of the historic 
structure should be regularly inspected to prevent 
water ingress, the site should be properly graded 
for water run-off, and ire suppression systems and 
smoke and ire detectors should be in working 
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4.5.1 BRITISH COLUMBIA BUILDING CODE
Building Code upgrading ensures life safety and 
long-term protection for historic resources. It is 
important to consider heritage buildings on a 
case-by-case basis, as the blanket application 
of Code requirements does not recognize the 
individual requirements and inherent strengths 
of each building. Over the past few years, a 
number of equivalencies have been developed and 
adopted in the British Columbia Building Code 
(2012) that enable more sensitive and appropriate 
heritage building upgrades. For example, the use 
of sprinklers in a heritage structure helps to satisfy 
ire separation and exiting requirements. Table 
A-1.1.1.1., found in Div. A, App. A of the Code, 
outlines the “Alternative Compliance Methods for 
Heritage Buildings.”

Given that Code compliance is a signiicant factor 
in the conservation of heritage buildings, the 
most important consideration is to provide viable 
economic methods of achieving building upgrades. 
In addition to the equivalencies offered under the 
current Code, the City can also accept the report 
of a Building Code Engineer as to acceptable 
levels of code performance. Generally historic 
buildings should utilize Alternative Compliance 
Methods outlined in the BCBC for ire and spatial 
separations including installation of sprinklers 
where possible.

4.5.2 ENERGY EFFICIENCY ACT
The provincial Energy Eficiency Act (Energy 
Eficiency Standards Regulation) was amended 
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1935 architectural drawings of the front (south) and rear (north) façades [courtesy: Omicron]

FRONT (SOUTH) ELEVATION

REAR (NORTH) ELEVATION
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Aerial view of Robson Manor with developed adjacent lot to the north. The two lots will be combined. [Google Earth]
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5.0 CONDITION REVIEW AND 
      CONSERVATION RECOMMENDATIONS
Recent conservation work on the exterior elevations 
and interior space of Robson Manor was undertaken 
around 2011. A visual condition review was 
carried out during a site visit in May 2014. In 
addition to the visual review of the exterior façades 
and interior space of the historic structure, a paint 
analysis of accessible exterior building materials 
was carried out. The recommendations for the 
preservation and rehabilitation of the historic 

façades and interior space are based on the site 
review, material samples and archival documents 
that provide valuable information about the 
original appearance of the historic building. The 
following chapter describes the materials, physical 
condition and recommended conservation 
strategy for Robson Manor, based on Parks Canada 
Standard and Guidelines for the Conservation of 
Historic Places in Canada  (2010).

Front facade with semi-circular drive
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5.1 SITE

Built in 1935 for James G. Robson by Dominion 
Construction Company, Robson Manor is located 
in the historic Queen’s Park neighbourhood. 
Situated in its original location on the north 
side of the historic Tipperary Park at the corner 
of Manitoba Street and Third Street, the historic 
building is surrounded by low- and high-rise 
buildings on the east and north sides and single 
family residences to the west. 

Robson Manor is deeply set back on the east-
sloping lot and accessed by a semi-circular 
asphalt driveway from Third Street, which is an 
important feature of the site. A four-car garage with 
a hipped roof is located on the northwest side. 
Later additions include two portable classrooms 
and storage sheds on the north side of the historic 
building.

Limited parking is situated on the east side at the 
lowest point of the sloping lot and accessed via 
the semi-circular driveway. A modern playground 
is located on the opposite side at the southwest 
corner, the highest point of the lot with ample 
natural light. The landscaped front garden with 
mature trees, hedges and bushes and manicured 
lawn add to the prestigious appearance of the 
historic Robson Manor.  

An original, random coursed and stepped granite 
block perimeter wall demarks the lot boundary 
on the south side and the returns continue around 
both corners. The granite perimeter wall is an 
important landscape feature and should be 
retained. Cracks in mortar joints, deteriorated 
or missing tuck-pointing, loose granite caps on 
piers, and some accumulation of moss on mortar 
joints and granite surface were observed in some 
locations, which can be easily repaired. A major 
crack and out-of-plane movement was noted on 
the east side of the granite wall, likely caused by 
extensive rootwork of a mature red cedar tree on 
the subject property. The east-facing granite wall is 
approximately eight feet long and continues as a 
poured-in-place concrete wall.

As part of the proposed development scheme, the 
historic house will be retained in situ. All heritage 
resources within the site should be protected from 
damage or destruction at all times. Important 
landscape features will be conserved, including 
the semi-circular driveway and the granite 
perimeter wall. Modular units and sheds, and 
an existing four-car garage will be removed. An 
existing building on the adjacent property to the 
north will be demolished and the lot consolidated 
with the historic lot. The proposed three-storey 
structure with new educational and service space 
and an underground parking facility is carefully 
placed on the lot and the design is respectful to the 
historic building.
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CONSERVATION RECOMMENDATION: 
REHABILITATION
• Preserve the historic house in situ. Protect the 

house during construction of the new addition.
• Protect original granite perimeter wall. Mitigate 

vegetation that is detrimental to the stability of 
the wall. Repair cracks, reinstate loose granite 
caps and repoint deteriorated mortar joints by 
raking loose mortar to match original tuck-

pointing proile, colour and consistency. Clean 
moss on masonry surface with soft bristle brush 
and mild water rinse. 

• Retain driveway coniguration or reinstate the 
semi-circular drive as part of the rehabilitation 
scheme. 

• New landscaping in front of the house should 
retain the grand image of the historic property.

Clockwise from top right: 
Manicured front lawn with semi-circular drive. Historic granite perimeter wall to be retained and restored. Existing crack in east-facing perimeter wall. 
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Proposed redevelopment scheme of the subject property and adjacent lot, which retains Robson Manor in situ (Omicron 2014). 
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5.2 FORM, SCALE AND MASSING

Robson Manor features a high-styled residential 
form, scale and massing, as expressed by its 
two and one-half storey plus full basement. The 
L-shaped layout is covered with a side gambrel 
roof and a gambrel roof at the north wing. The 
south-gabled façade with the front entrance of the 
house also features a grand porte-cochère. 

Additional architectural elements include a rear 
open porch with balcony above, and a roof patio 
above a one-storey extension on the east façade. 
The original two and one-half storey form, scale 
and massing of Robson Manor is a character-
deining element, and will be preserved. Later 
interventions consist of new shed dormers on 
the west and north elevations to increase the 
functional space of the third loor. The recent 
dormers are not visible from the street.

Presently Robson Manor utilizes four storeys from 
the basement to the remodelled attic space on 
the third loor for educational and administrative 
purposes. The increasing number of students 
requires additional space and the development 
scheme will provide the necessary facilities in a 
newly designed structure in contemporary design. 
This design approach ensures the preservation of 
the existing form, scale and massing of the historic 
Robson Manor and its heritage character. 

The proposed design with an underground parking 
facility and a new three-storey building with a 
recessed top loor is respectful to the historic 
appearance of Robson Manor. The original porte-
cochère may have to be carefully dismantled to 
allow for the construction for new underground 
parking and should be reinstated in its original 
location. The new inill structure with an L-shaped 
plan is detached from the historic house except 
for a modern glass walkway on the north façade, 
which will not be visible from the street. The 
new addition with its contemporary architectural 
expression will be distinguishable from the 
heritage house and thus aligns with national 
conservation recommendations. 

CONSERVATION RECOMMENDATION: 
REHABILITATION 
• Preserve the overall form, scale and massing of 

the historic building.
• Alterations to the exterior elevations of the 

historic building should be minimal and 
sensitive to the historic character of the house. 
Architectural elements such as the porte-
cochère may be temporarily removed and 
reconstructed in their original location.

• The proposed new addition should be 
distinguishable, compatible and subordinate in 
its architectural expression in order to preserve 
the heritage character and value of the historic 
structure.
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1935 architectural drawings of the west and east façades [courtesy: Omicron].

WEST ELEVATION

EAST ELEVATION
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5.3 FOUNDATION

The full-height basement was built with a concrete 
slab and poured-in-place concrete walls, which 
are according to the original design drawings 
typically 9¾ inch thick. The original drawings also 
indicate a 12” steel “I” beam in the former billiard 
room and a second “I” beam northwest staircase. 
Above grade the south and east foundation walls, 
and the west and north return walls are inished 
with granite cladding. The east elevation features 
a basement door with access to the parking lot. An 
original sawdust chute on the west elevation is still 
in place and closed with a steel cover. A visual 
review did not reveal any major issues with the 
existing foundation, but a structural assessment is 
recommended.

CONSERVATION RECOMMENDATION: 
REHABILITATION
• A structural assessment should be carried out to 

determine the existing condition.
• Design structural or seismic upgrades so as to 

minimize the impact to the character-deining 
elements. Any structural interventions should 
aim to preserve the exterior granite cladding. 

• Repair cracks in the concrete foundation walls 
and clean granite cladding as required.

• To ensure the prolonged preservation of 
the foundations, all landscaping should be 
separated from the foundations at grade by a 
course of gravel, which helps prevent splash 
back. 

Granite cladding on east elevation with new basement entrance door. Plastered concrete wall, rear elevation.
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5.4 EXTERIOR WALLS

Robson Manor features original wood-frame 
construction and the design is a good example 
of a Dutch Colonial Revival style residence. The 
exterior walls are presumably inished with original 
cedar shingles, a typical cladding for residences 
of this style. However, recent interventions 
included the installation of vinyl siding on top of 
the original shingles while original trim elements 
were retained. Vinyl cladding is not an acceptable 
material for historic buildings and will be carefully 
removed to reveal the original cedar shingles. 
The condition of the original shingles will then be 
reviewed and repairs carried out as required. This 
also allows a paint analysis of the historic paint 
colours on the exterior elevations.

CONSERVATION RECOMMENDATION: 
RESTORATION  
• Preserve the original wood-frame structure of 

the historic building. 
• The existing vinyl cladding should be carefully 

removed with hand tools and without damage 
to the historic cladding underneath. 

• All exterior wood surfaces should be inspected 
to determine the condition of the base material, 
and should be repaired as required. If historic 
fabric is too damaged to repair, then replace 

in-kind with physically and visually consistent 
material to match original. New material 
should match existing in material, size, proile 
and thickness. All exterior surfaces should be 
cleaned and any loose paint sanded down to 
prepare for repainting.

• Remove paint samples to determine original 
paint colour of the historic wooden siding.

• Cleaning procedures should be undertaken 
with non-destructive methods. Areas with 
biological growth should be cleaned using 
a soft, natural bristle brush, without water, 
to remove dirt and other material. If a more 
intense cleaning is required, this can be 
accomplished with warm water, mild detergent 
(such as Simple Green) and a soft bristle 
brush. High-pressure power washing, abrasive 
cleaning or sandblasting should not be allowed 
under any circumstances.

• Any original trim should be preserved, and new 
material that is visually physically compatible 
with the original should be installed when 
original fabric is missing or too deteriorated to 
be repaired. Combed and/or textured lumber, 
ibre-cement or other cementitious boards are 
not acceptable replacement materials for the 
exterior façades.
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Robson Manor viewed from northwest with original rear porch, later concrete ramp, vinyl cladding, and third loor dormer.



 

&DONALD LUXTON 
ASSOCIATES

ROBSON MANOR  |  CONSERVATION PLAN30

5.5 PORTE-COCHÈRE, REAR PORCH AND 
EAST ROOF PATIO
PORTE-COCHERE & ENTRANCE
The original front porte-cochère of Robson Manor 
allows vehicles to pass through while stopping for 
passengers to depart or alight. It is a signiicant 
architectural element of the house. Grouped square 
timber columns consisting of paired columns 
near the entrance and sets of three columns at the 
corner with decorative base and capitals rise above 
granite piers. Tapered beams on three sides support 
the built-up roof above. A wooden balustrade 
features a bottom rail, square pickets closed at 
the top with wooden drilled and scroll-cut slats, 
and a solid handrail. The balustrade also features 
wooden piers at each corner and above the paired 
columns.

While the timber columns and granite piers 
are seemingly in good condition, the wooden 
balustrade shows signs of deterioration including 
peeling paint, water staining and biological 
growth in some locations. It should be inspected, 
if the wooden elements show signs of rot. The 
original wooden sofit of the porte-cochère, 
presumably tongue-and-groove panels, is covered 
with unsympathetic vinyl cladding that should 
be removed. Later sofit-mounted light ixtures 
are not original and should be replaced with 
appropriate ixtures sympathetic to the historic 
character of the house. The porte-cochère is a 
very important heritage element of Robson Manor 
and may be temporarily dismantled to allow for 
the construction of the parking facility and later 
reinstated in its original location.  

Porte-cochère Front entrance with brick steps.
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The recessed front entrance consists of a wide 
brick stair with seven steps made of red-coloured 
rowlock bricks and grey cementitious grouting. 
The landing at the top is built with smooth, square 
clay tiles. Both, steps and landing, are covered 
with high-trafic carpet. New metal handrails 
painted black were recently installed in either 
side. Except for some accumulated dirt and minor 
mortar deterioration, the rowlock brick steps and 
tile landing are in good condition and only minor 
repairs are required. 

REAR PORCH & BALCONY
On the north elevation an original open porch with 
balcony above is principally intact while a new 
concrete ramp was constructed that required the 
removal of the west-facing balustrade section. 
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The rear porch consists of three square timber 
posts with decorative base and moulding, 
a simple picket balustrade with bottom and 
handrail, and timber beams supporting the 
balcony above. The original tongue-and-groove 
sofit and overhang are again covered with vinyl 
panels. 

The simple balustrade design with square posts 
repeats at the balcony above. The centre post is 
structurally supported with a metal bracket. The 
structural stability of the upper balustrade should 
be reviewed. Restricted access to the balcony and 
lack of maintenance are factors in the ongoing 
weathering of the wooden balustrade evident in 
deteriorating paint. The built-up roof appears to be 
in fair condition. 

Balcony with wooden balustrade above rear porch. Rear porch with concrete steps and ramp.
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EAST ROOF PATIO
On the east façade a roof patio above an original 
one-storey side elevation extension exists, 
but access is restricted. The original wooden 
balustrade follows the design of the porte-cochère 
balustrade with bottom and top rails, wooden 
posts, and square pickets with wooden drilled and 
scroll-cut slats. The condition of this balustrade is 
poor with deteriorating paint and moisture damage 
to the wooden elements. This includes back 
splash against the wooden posts and rotten wood 
at the bottom panels. Due to restricted access 
a close-up review was not possible. Organic 
debris from large trees in close proximity to the 
building accumulates on the built-up roof. A 
recent intervention is a new ire escape on the east 
side. Its structural support is mounted on the roof 
patio and the design of this staircase required the 
removal of a section of the original balustrade. 

32

Porte-cochère

East roof patio Balcony above rear porch
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CONSERVATION RECOMMENDATION: 
RESTORATION  
• Review the condition of the original porte-

cochère and masonry front steps, rear porch 
with balcony, and eastern roof patio. 

• The existing vinyl cladding covering original 
wooden sofits and overhangs should be 
carefully removed with hand tools and without 
damage to the original tongue-and-groove 
panels underneath. Investigate the condition of 
the original wooden sofit and overhang panels 
and repair where required as advised by the 
heritage consultant.

• If temporary removal of the porte-cochère is 
required, photographically document, carefully 
dismantle and label each element of the 
structure. Store the salvaged elements in a dry 
and secure location and restore deteriorated 
elements prior to reconstruction in its original 
location.

• Review the structural stability of the balustrades 
of the rear balcony and east roof patio. Review 
the condition of the built-up roofs and improve 
slope to allow rainwater drainage if necessary. 
Trim adjacent trees to minimize collection of 
organic debris and clogging of gutters. 

• Consider interventions to the original 
balustrades of the rear porch and eastern roof 
patio to meet code requirements in order 
to allow safe access of users and regular 
maintenance. This may include the design of 
code compliant clear glass panels behind the 
original balustrades. 

• Cleaning procedures of wooden elements 
should be undertaken with non-destructive 
methods. Areas with biological growth should 
be cleaned using a soft, natural bristle brush 
and mild water rinse to remove dirt and other 
material. High-pressure power washing, 
abrasive cleaning or sandblasting should not be 
allowed under any circumstances.

• Any elements that are too damaged to repair 
will be replaced in-kind with physically and 
visually consistent material to match original. 

• Combed and/or textured lumber, ibre-
cement or other cementitious materials are 
not acceptable replacement materials for the 
exterior heritage elements on the house.

• New interventions on the rear (north) side, such 
as a walkway connecting the historic building 
with the new structure may be considered and 
the design reviewed by the heritage consultant.
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5.6 WINDOWS & WINDOW TRIM

Robson Manor retained most of its original 
fenestration and features a variety of original 
windows including leaded glass windows with 
angled bottom frame and transoms in the main 
stairwell. This window coniguration features 
stained glass with shield motif. Further double-
hung wood-sash windows with multi-paned upper 
sashes and triple-assembly irst-storey windows 
with ixed, segmental arched central window sash 
lanked by double-hung wooden-sash windows are 
extant. The former billiard room features a variety 
of assemblies including large double-hung wood 
sash windows with multi-pane upper sashes on 
the front and east façades, and original leaded and 
stained glass hopper windows on the north façade. 
The windows in the former dance hall consist of 
narrow hopper windows. 

The north gable features a pair of horizontal 
twelve-paned windows. All original wood frame 
windows are character-deining elements of the 
historic house, and should be preserved. All 
original wood trim has been retained, and the 
original wood sash windows appear to be in fair 
to good condition. It seems that missing wood 
window shutters were replicated and installed on 
the street façade and on one wood-sash window 
on the west façade. These window shutters were 
part of the original design and further investigation 
is recommended to verify the condition of the 
existing shutters. 

Weathering and peeling paint of window sashes 
and sills are visible in many locations, and in 

some instances split sills are evident. The original 
wood-sash windows are in repairable condition 
and should be restored. New window units 
sympathetic in their design are installed on the 
recently rehabilitated third loor. These include 
single-hung wood-sash windows with multi-
paned upper sashes in the shed dormers and an 
awning window in the west gable. The new wood-
sash windows are in good condition and can be 
retained.

CONSERVATION RECOMMENDATION:
RESTORATION
• Preserve and restore all original wood windows, 

sills and trim in their original locations.
• Inspect for condition and complete detailed 

window inventory to determine extent of 
recommended repairs using in kind repair 
techniques where feasible.

• Review condition of existing shutters and 
determine if reuse if feasible.

• Retain historic glass, where possible. Where 
broken glass exists in historic wood-sash 
windows, the broken glass should be replaced. 
Replacement glass to be single glazing, and 
visually and physically compatible with 
existing.

• Overhaul, tighten and reinforce joints. Repair 
frame, trim and counterbalances. Each window 
should be made weather tight by re-puttying 
and weather-stripping as necessary.

• Window repairs should be undertaken by 
a restoration contractor skilled in heritage 
restoration. 

• Prime and repaint, based on colour schedule 
devised by Heritage Consultant. 
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Original wood-sash window with shutters.Deteriorating paint on wood sill and sash. 

Leaded and stained glass window in main stairwell.New wood-sash window in rear dormer.
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5.7 DOORS & DOOR TRIM
FRONT DOOR ASSEMBLY
Robson Manor features an original multi-pane, 
oak front door with multi-pane sidelights. All 
glass elements have a bevelled inish. The original 
hardware including Art-deco inspired face plate, 
interior glass door knobs, and the original brass 
number plate reading “101” mounted on the 
bottom rail of the front door are in place. However, 
the swing direction of the door was reversed to 
meet code requirements, and the original lock is 
still visible in the original frame. The original wide 
wooden trim with moulding is also extant. The 
historic oak door, side elements and frames show 
signs of weathering, particularly at the bottom. 
The original front door assembly and surrounding 
trim are character-deining elements of the historic 
house, and should be preserved. As part of the 
rehabilitation scheme, the original front door 
assembly and associated hardware and number 
plate will be retained and repaired.

SIDE AND REAR DOORS
The original side entrance on the west façade 
is extant and consists of an original multi-pane, 
oak door with bevelled glass and brass letter slot, 
surrounding wood trim, clay tile landing and 
rowlock brick steps. Later interventions included a 
reverse door swing direction, a panic bar and new 
metal handrails on the brick stair. The door is in 
good condition and will be retained and repaired 
as necessary. The brick steps are in fair condition 
and require replacement of missing bricks, 
cleaning and repointing.

The original nine-paned, oak doors with 
bevelled glass and surrounding trim providing 
access to the rear porch and balcony above are 
extant. The doors were upgraded to meet code 
requirements. 

The east façade received a new basement ood 
door with outward swing, which replaced the 
original multi-pane, oak door. Also a new exit door 

Original front door assembly.
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with one glass panel on the rehabilitated third loor 
provides access to the recently constructed ire 
escape stair and replaced an original horizontal 
twelve-paned window. Both doors are not 
sympathetic to the historic character of the house 
and should be replaced with more suitable doors.

CONSERVATION RECOMMENDATION: 
RESTORATION
• Retain door openings in their original locations.
• Restore original multi-pane, wooden front door 

with multi-pane sidelights and original side 
and rear doors. Upgrade doors to meet code 
requirements.

• All original oak doors should be stained and 
varnished.

• Any new doors should be visually compatible 
with the historic character of the house. 

Original wood door, west entrance.                    Multi-pane door to roof patio, east elevation.            New door to ire escape, third loor.

Example of original door trim and later vinyl cladding.
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5.8 ROOF & RAINWATER DRAINAGE

The original side gambrel roof with rear gambrel 
roof, gabled front entrance, and Dutch roofs on 
the east, north and west façades are principally 
intact. New shed dormers were recently built on 
the west and north elevations. These alterations 
are not visible from the street and increase the 
functional space on the top loor. The original 
roof cover was cedar shingles (“No. 1 Perfection 
Shingles” according to the architectural drawings) 
and consists now of grey asphalt shingles, which 
show some signs of deterioration and weathering. 
The roof in its original coniguration is a character-
deining element, and should be preserved. The 
additional dormers and can be retained.

The original tongue-and-groove roof sofits and 
the original fascia and bargeboards are covered 
with vinyl cladding. The later cladding should be 
removed and the original materials restored. New 
aluminum gutters and downspouts are installed 
and are in good working order. Some organic 
debris is collecting in the gutters and clogging the 
downspouts. 

CONSERVATION RECOMMENDATION: 
REHABILITATION
• Preserve the roof structure in its current 

coniguration including later shed dormers.
• The existing vinyl cladding should be carefully 

removed with hand tools and without damage 
to the historic wooden roof elements. All 
exterior wood roof elements should be 
inspected to determine the condition of the 
base material, and should be repaired as 
required. If historic fabric is too damaged to 
repair, then replace in-kind with physically and 
visually consistent material to match original. 
All exterior surfaces should be cleaned and 
any loose paint sanded down to prepare for 
repainting.

• Cleaning procedures should be undertaken 
with non-destructive methods. Areas with 
biological growth should be cleaned using 
a soft, natural bristle brush, without water, 
to remove dirt and other material. If a more 
intense cleaning is required, this can be 
accomplished with warm water, mild detergent 
(such as Simple Green) and a soft bristle 
brush. High-pressure power washing, abrasive 

Missing vinyl panels exposing original T&G sofit; aluminum gutter. Vinyl bargeboard.
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cleaning or sandblasting should not be allowed 
under any circumstances.

• Any original wooden roof elements should be 
preserved, and new material that is visually 
physically compatible with the original should 
be reinstated when original fabric is missing 
or in areas of new construction. Combed and/
or textured lumber, ibre-cement or other 
cementitious boards are not acceptable 
replacement materials for the exterior façades.

• If required, rooing membrane and shingles 
may be rehabilitated. Cedar roof shingles are 
the preferred material, but Duroid shingles may 
be acceptable. 

• Inspect condition of existing rainwater disposal 
system and repair or replace as required. 
Ensure that organic debris is removed and 
rainwater can low freely. Ensure proper 
drainage from the site is maintained at all 
times. Paint all drainage system elements that 
are to be retained according to colour schedule 
devised by Heritage Consultant. If gutters and 
downspouts are to be replaced, closely match 
wall shingle colour.

5.9 CHIMNEY

The house features two original brick chimneys, 
one internal in the north wing and one external on 
the rear façade. Both chimneys are built with red 
bricks and corbelling at the top. The condition of 
the existing metal lashings should be reviewed. 
The visual review noted growth of moss and 
environmental dirt on both chimneys. Further 
investigation of the condition of the mortar joints 
should be carried out and repairs undertaken 
where necessary. The chimneys will be retained 
and restored.

CONSERVATION RECOMMENDATION: 
RESTORATION
• Preserve both brick chimneys in situ.
• Review materials condition once scaffolding 

is in place and clean brickwork. Remove 
biological growth and environmental dirt with 
soft bristle brushes and mild water rinse. Do 
not use abrasive cleaning methods such as 
sandblasting.

• Repoint to match existing proile, colour and 
mortar consistency. Repair metal lashings.

Metal lashing at external chimney.Internal chimney with corbelling and asphalt rooing shingles.
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5.10 FIRE ESCAPE 

A new ire escape stair was recently added to the 
east elevation and provides a second means of 
egress from the classrooms on the remodelled third 
loor. It has a minimal visual impact on the historic 
character of the building when viewed from the 
street as mature trees conceal the exterior stair. 
The installation required the removal of an original 
balustrade section of the eastern roof patio. As the 
new ire escape is in very good condition, it can be 
retained if desired.

CONSERVATION RECOMMENDATION: 
RETENTION OR REPLACEMENT
• The existing ire escape stair can be retained, 

or replaced if desired. Heritage Consultant 
to review proposed design drawings if 
replacement is considered.

East roof patio with removed original balustrade section.
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Northeast elevations of Robson Manor with new ire escape stair, new dormer on the third loor, and modular classrooms.
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5.11 EXTERIOR COLOUR SCHEDULE 

Part of the restoration process is to inish the 
building in historically appropriate paint colours. 
The following preliminary colour scheme has been 
derived by the Heritage Consultant, based on on-
site paint sampling that were accessible during the 
site review and microscopic paint analysis. The 
colours have been matched to Benjamin Moore’s 
Historical True Colours Palette. 

Further onsite analysis is required for inal colour 
conirmation once access is available. Prior to inal 
paint application, samples of these colours should 
be placed on the building to be viewed in natural 
light. Final colour selection can then be veriied. 
Matching to any other paint company products 
should be veriied by the Heritage Consultant.

PRELIMINARY COLOUR SCHEDULE
Benjamin Moore’s Historical True Colours Palette

Location Benjamin Moore Historical True Colours
Colour                       Code                              Finish

Cedar shingles Oxford Ivory VC-1 Acrylic Latex Eggshell

Wooden columns, posts, balustrades, sofits Oxford Ivory VC-1 Acrylic Latex Semi-gloss

Window sashes Vancouver Green VC-20 Acrylic Latex Eggshell

Window frames, trim, sills Oxford Ivory VC-1 Acrylic Latex Eggshell

Wood shutters Vancouver Green VC-20 Acrylic Latex Eggshell

Bargeboards, fascia boards, moulding Oxford Ivory VC-1 Acrylic Latex Semi-gloss

Oak doors As per existing inish - -

Gutters, downspouts to closely match Oxford Ivory VC-1 -

New metal handrails Gloss Black VC-35 Acrylic Latex Eggshell

Brick chimneys, brick steps unpainted - -

Concrete foundation to match concrete colour - -

Fire escape stair Retain as is or revise in consul-
tation with Heritage Consultant

- -

BM Oxford Ivory VC-1 BM Vancouver Green VC-20
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CONSERVATION RECOMMENDATION: 
RESTORATION 
• Restore the original inish, hue and placement 

of applied colour.
• Complete all basic repairs and restoration, 

and remove surface dust and grime before 
preparing, priming and painting. Be sure that 
all surfaces to be painted are thoroughly dry.

• Scrape and sand painted surfaces only as deep 
as necessary to reach a sound base. Do not 
strip all previous paint except to repair base-
material decay.

• Remove deteriorated paint that is not adhered 
to the wood.

• Remove dust and dirt with the gentlest method 
possible such as low-pressure (hose pressure) 
water washing, with soft natural brushes or 
putty knives.

• Paint all areas of exposed wood elements 
with primer. Select an appropriate primer for 
materials being painted (e.g. if latex paint is 
used over original oil paint, select an oil-based 
primer).

• Re-apply colours using architectural trim 
wrap, in which colour is applied to give a 
three-dimensional appearance to the surfaces 
by wrapping the applied colour around their 
edges.
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1935 SECOND FLOOR PLAN, DOMINION CONSTRUCTION [COURTESY: OMICRON]
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6.1 CONSERVATION STRATEGY 

Robson Manor retains a high level of historic 
integrity including interior architectural features 
that date to the original construction. These 
features are speciically listed as character-deining 
elements and include:

• original room conigurations
• main loor front parlour with mahogany trim, 

tiled ireplace and coved, plaster ceilings with 
plaster medallions

• main loor dining room with mahogany 
panelling and cast plaster ceiling 

• main entry hall with French doors with 
bevelled glass and rosettes between the panes

• quarterpace, front hall staircase with turned 
balusters and oak wainscoting 

• other rooms with oak and ir trim 
• Art Deco style chandeliers and wall sconces
• oak loors with inlay patterns
• original cast iron radiators with ir radiator 

covers
• two mosaic-tiled bathrooms on the second 

loor with original ixtures 
• original doors and hardware

This is not an exhaustive list of interior heritage 
elements. The overall conservation strategy is for 
the preservation and restoration of interior heritage 
features while undertaking necessary interior work 
with minimal impact on these elements.

Parks Canada’s Standards and Guidelines for the 
Conservation of Historic Places in Canada provide 
a list of considerations for the conservation of 
interior heritage features that are identiied as 
character-deining elements:

HEALTH, SAFETY AND SECURITY CONSIDERATIONS
• Upgrading interior features to meet health, 

safety and security requirements, in a manner 
that preserves the existing feature and 
minimizes impact on its heritage value. 

• Working with code specialists to determine the 
most appropriate solution to health, safety and 
security requirements with the least impact on 
the character-deining elements and overall 
heritage value of the historic building. 

• Exploring all options for modiications to 
existing interior features to meet functional 
requirements prior to considering removal or 
replacement. 

• Removing or encapsulating hazardous 
materials, such as friable asbestos insulation, 
using the least-invasive abatement methods 
possible, and only after thorough testing has 
been conducted. 

• Installing sensitively designed ire-suppression 
systems that retain character-deining elements 
and respect heritage value. 

Proposed interior alterations should be reviewed 
by the Heritage Consultant before work 
commences.

6.0  CONSERVATION RECOMMENDATIONS - 
INTERIOR ELEMENTS
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LOWER HALL CLASSROOM 1CLASSROOM 2

BASEMENT PLAN
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6.2 BASEMENT

An original oak staircase from the central 
hallway leads to the full-height basement level 
with a basically intact layout. Another original 
service staircase at the northwest corner is also 
in place. Historically the basement was divided 
into a primary space used for entertainment 
purposes including a lower hall, dance hall and 
billiard room, and a service area in the rear with 
laundry, sawdust storage and boiler room.

The basement was partially rehabilitated in the 
past and the main interior heritage features are 
located in the lower hall and former billiard room 
(now Classroom 1).

LOWER HALL
The lower hall features some interior elements 
including wainscotting, oak door frames, and 
hardwood loor.

CLASSROOM 1  (former Billiard Room)
The former billiard room contains original built-in 
shelves with a granite ireplace in the centre and 
loor-to-ceiling oak wainscotting. 

CLASSROOM 2  (former Dance Hall)
The interior inishes of the former dance hall were 
completely removed in the past including the 
loor-to-ceiling mahogany cladding as indicated 
in the original architectural drawings. The only 
surviving elements are oak baseboards and coved 
ceiling.

CONDITION REVIEW AND
CONSERVATION RECOMMENDATIONS
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EXAMPLES OF INTERIOR FEATURES
• Reception with oak loor and coat 

checks
• Art Deco style chandeliers
• Coved plaster ceiling
• Plaster medallions
• Oak loor with inlay patterns
• Cast iron radiators
• Quarterpace, front hall staircase with 

turned balusters
• French doors with bevelled glass
• Mahogany wainscotting (some damage)
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6.3 MAIN FLOOR

Robson Manor features on the irst and second 
loors important interior elements that date to the 
original construction. These include among others 
original wood loors with inlay patterns, wood 
wainscotting and plaster ceiling inishes, Art Deco 
style chandeliers and wall scones, built-in dining 
room china cabinet and sideboard, original cast 
iron radiators with ir radiator covers, wooden 
doors with glass door knobs and surrounding 
trim. Later interventions were carried out in some 
locations to improve the functional needs or code 
requirements. 

On the main loor, important interior heritage 
features include the mostly intact original room 
coniguration.

ENTRANCE HALL
The entrance hall retained the original inlaid oak 
loor, oak wainscotting and original light ixtures. 
The front hall staircase with turned balusters and 
wainscotting of blonde-coloured wood is an 
important interior feature. Characteristic are also 
French oak doors with bevelled glass to each side 
leading to the former living room and the former 
dining room. The front entry door assembly is an 
important feature and described in Section 5.7 
Doors & Door Trim.

CLASSROOM 1  (former Living Room)
Several original features of the former main 

living room are intact including inlaid oak loor, 
mahogany wainscotting on the south and east 
walls, plastered cove ceiling and three plaster 
medallions. An original ireplace on the north side 
with tiled breast and hearth, wooden mantle and 
mahogany trim. Also ir radiator covers are in situ.

CLASSROOM 2  (former Dining Room)
The former dining room preserved mahogany 
wainscotting and trim, plaster cove and a plaster 
medallion. The mahogany wainscotting shows 
some damage and should be restored. No original 
light ixtures are extant.

OFFICE  (former Ofice)
The ofice at the southwest corner features an 
original light ixtures and oak wainscotting

STAFF ROOM  (former Kitchen)
The former staff room was completely converted 
to a kitchen and no original interior features are 
extant.

RECEPTION  (former Cloakroom)
The original oak loor and coat checks survived, 
but other wall inishes and the ceiling are presently 
covered with faux wood panels. These should be 
removed and the original inishes restored to their 
original appearance. 

WASHROOMS
The washrooms were remodelled and do not have 
interior heritage features.

CONDITION REVIEW AND
CONSERVATION RECOMMENDATIONS
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EXAMPLES OF INTERIOR FEATURES
• Oak doors, trim baseboard, wainscotting, loor
• Plaster ceiling with crown moulding
• Art Deco style chandeliers and wall sconces, doorknobs
• Mosaic-tiled bathrooms with original ixtures
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6.4 SECOND FLOOR

The second loor was originally designed with 
six bedrooms and adjoining walk-in-closets, two 
maid’s bedrooms with walk-in-closets, two main 
bathrooms and one smaller rear bathroom, and a 
linen room. Three staircases existed on this loor 
consisting of the main stairwell from the entrance 
hall, a rear service staircase, and a staircase to the 
attic, which was later remodelled to classrooms 
and the staircase enclosed. Instead the rear 
staircase was remodelled  provides now access to 
the third loor (former attic) and a new exterior ire 
escape was built on the east side.

The original layout of the second loor is 
principally extant except for the removal of some 
partition walls between adjoining bedrooms and 
walk-in-closets to increase the sizes of classrooms. 
The linen room was converted to a modern 
bathroom and the rear bathroom modernized. 

Throughout the second loor all original oak 
doors with original hardware and door knobs, 
surrounding oak trim, oak loors, and original 
cast-iron radiators are in situ. The second loor is 
sprinklered.

UPPER HALL
Original interior elements of the upper hall consist 
of oak wainscotting and oak loor with inlay, 
plaster cove and ceiling, ceiling lights ixtures and 
two scones. The second handrail of the original 
staircase was added later. 

CLASSROOM 1 (combined old BR no. 1 and 2)
The original oak loors of this classroom are 
covered with laminated looring while the original 
oak trim was retained.

BATHROOMS
The original design and inishes of the two main 
bathrooms are basically intact. Original elements 
of the eastern bathroom consist of a pedestal sink 
and tub, three-coloured loor tiles with border, and 
polychrome wall tiles with border. Art Deco style 
wall and ceiling light ixtures are also original. The 
adjoining bathroom features original pedestal sink 
and shower, polychrome loor and wall tiles with 
borders, and Art Deco style wall and ceiling light 
ixtures. 

CLASSROOM 2 (combined old BR no. 3 and 4)
The combined former bedrooms feature oak loors 
with inlays and trim. 

CLASSROOM 3 (combined old BR no. 5 and old 
Maiden’s BR no. 8)
The combined former bedrooms feature oak loors 
with inlays and trim. 

LIBRARY (combined old BR no. 6 and Maiden’s BR 
no. 7)
Merging the former bedroom no. 6 with the maids’ 
bedroom no. 7 and closet created a new library. A 
section of the interior brick chimney is visible. The 
original inlaid oak loor and trim of bedroom no. 
6 was retained while original light ixtures were 
replaced with modern ixtures.

CONDITION REVIEW AND
CONSERVATION RECOMMENDATIONS
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6.5 THIRD FLOOR

The former attic space was recently rehabilitated 
and received two new shed dormers to increase 
the functional space for educational purposes. 

New skylights in the hallway were installed to 
provide additional natural light. The skylights are 
not visible from the street and can be retained. 

The only signiicant heritage features of the third 
loor are windows, which are described in Section 
5.6 Windows & Window Trim. All interior elements 
are new.
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6.6 CONSERVATION RECOMMENDATIONS – 
INTERIOR ELEMENTS

The proposed interior design should aim to 
preserve or restore character-deining elements in 
their original locations. Only if interventions are 
required to satisfy structural, electrical, mechanical 
or code requirements or to meet modern user 
needs, they should be careful designed and interior 
features salvaged and reinstated in their original 
locations. 

The primary conservation strategy should be to 
minimize interventions that could potentially 
damage character-deining elements and surviving 
interior features.

CONSERVATION RECOMMENDATION: 
PRESERVATION & RESTORATION
• The existing layout of the main and second 

loors should be preserved. 
• The coniguration of the basement and attic 

space may be rehabilitated.
• Original interior inishes, light ixtures, doors 

including hardware and door knobs and 
surrounding trim, original wall and loor tiles, 
original bathroom ixtures and other interior 
character-deining elements should be retained 
and restored where required.

• Remove later wall and ceiling inishes that are 
not sympathetic to the historic character of the 
interior and restore to original appearance.

• Proposed interventions to the loor plans and 
original features should be reviewed by the 
Heritage Consultant.

• Review and repair ire suppression system as 
required.

CONDITION REVIEW AND
CONSERVATION RECOMMENDATIONS
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A Maintenance Plan should be adopted by the 
property owner, who is responsible for the long-
term protection of the heritage features of the 
historic building. The Maintenance Plan should 
include provisions for:

• Copies of the Maintenance Plan and this 
Conservation Plan to be incorporated into the 
terms of reference for the management and 
maintenance contract for the building;

• Cyclical maintenance procedures to be 
adopted as outlined below;

• Record drawings and photos of the building 
to be kept by the management / maintenance 
contractor; and

• Records of all maintenance procedures to be 
kept by the owner.

A thorough maintenance plan will ensure the 
integrity of Robson Manor  is preserved. If 
existing materials are regularly maintained and 
deterioration is signiicantly reduced or prevented, 
the integrity of materials and workmanship of the 
building will be protected. Proper maintenance is 
the most cost effective method of extending the life 
of a building, and preserving its character-deining 
elements. The survival of historic buildings in good 
condition is primarily due to regular upkeep and 
the preservation of historic materials. 

7.1 MAINTENANCE GUIDELINES 

A maintenance schedule should be formulated that 
adheres to the Standards and Guidelines for the 
Conservation of Historic Places in Canada (2010). 
As deined by the Standards and Guidelines, 
maintenance is deined as: 

• Routine, cyclical, non-destructive actions 
necessary to slow the deterioration of a historic 
place. It entails periodic inspection; routine, 
cyclical, non-destructive cleaning; minor 
repair and reinishing operations; replacement 
of damaged or deteriorated materials that are 
impractical to save. 

The assumption that newly renovated buildings 
become immune to deterioration and require 
less maintenance is a falsehood. Rather, 
newly renovated buildings require heightened 
vigilance to spot errors in construction where 
previous problems had not occurred, and where 
deterioration may gain a foothold.

Routine maintenance keeps water out of the 
building, which is the single most damaging 
element to a heritage building. Maintenance also 
prevents damage by sun, wind, snow, frost and all 
weather; prevents damage by insects and vermin; 
and aids in protecting all parts of the building 
against deterioration. The effort and expense 
expended on an aggressive maintenance will not 
only lead to a higher degree of preservation, but 
also over time potentially save large amount of 
money otherwise required for later repairs. 

7.2 PERMITTING

Once the project is completed, any repair 
activities, such as simple in-kind repair of 
materials, should be exempt from requiring 
municipal permits. Other more intensive activities 
will require the issuance of a Heritage Alteration 
Permit. 

7.0 MAINTENANCE PLAN
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7.3 ROUTINE AND CYCLICAL CLEANING

Following the Standards and Guidelines for the 
Conservation of Historic Places in Canada, be 
mindful of the principle that recommends “using 
the gentlest means possible”. Any cleaning 
procedures should be undertaken on a routine 
basis and should use non-destructive methods. 
Exterior elements are usually easily cleaned, 
simply with a soft, natural bristle brush, without 
water, to remove dirt and other material. If a 
more intensive cleaning is required, this can be 
accomplished with warm water, mild detergent 
and a soft bristle brush. High-pressure washing, 
sandblasting or other abrasive cleaning should not 
be undertaken under any circumstances.

7.4 REPAIRS AND REPLACEMENT OF 
DETERIORATED MATERIALS

Interventions such as repairs and replacements 
must conform to the Standards and Guidelines. 
The building's character-deining elements – 
characteristics of the building that contribute 
to its heritage value (and identiied in the 
Statement of Signiicance) such as materials, 
form, coniguration, etc. - must be conserved, 
referencing the following principles to guide 
interventions:

• An approach of minimal intervention must be 
adopted - where intervention is carried out it 
will be by the least intrusive and most gentle 
means possible.

• Repair rather than replace character-deining 
elements.

• Repair character-deining elements using 
recognized conservation methods.

• Replace 'in kind' extensively deteriorated or 
missing parts of character-deining elements.

• Make interventions physically and visually 
compatible with the historic place.

7.5 INSPECTIONS

Inspections are a key element in the maintenance 
plan, and should be carried out by a qualiied 
person or irm, preferably with experience in the 
assessment of heritage buildings. These inspections 
should be conducted on a regular and timely 
schedule. The inspection should address all aspects 
of the building including exterior, interior and 
site conditions. It makes good sense to inspect 
a building in wet weather, as well as in dry, in 
order to see how water runs off – or through – a 
building.

From this inspection, an inspection report should 
be compiled that will include notes, sketches and 
observations. It is helpful for the inspector to have 
copies of the building's elevation drawings on 
which to mark areas of concern such as cracks, 
staining and rot. These observations can then 
be included in the report. The report need not 
be overly complicated or formal, but must be 
thorough, clear and concise. Issues of concern, 
taken from the report should then be entered 
in a log book so that corrective action can be 
documented and tracked. 

MAINTENANCE PLAN
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An appropriate schedule for regular, periodic 
inspections would be twice a year, preferably 
during spring and fall. The spring inspection should 
be more rigorous since in spring moisture-related 
deterioration is most visible, and because needed 
work, such as painting, can be completed during 
the good weather in summer. The fall inspection 
should focus on seasonal issues such as weather-
sealants, mechanical (heating) systems and 
drainage issues. Comprehensive inspections should 
occur at ive-year periods, comparing records 
from previous inspections and the original work, 
particularly in monitoring structural movement and 
durability of utilities. Inspections should also occur 
after major storms. 

7.6 INFORMATION FILE 

The building should have its own information ile 
where an inspection report can be iled. This ile 
should also contain the log book that itemizes 
problems and corrective action. Additionally, 
this ile should contain building plans, building 
permits, heritage reports, photographs and other 
relevant documentation so that a complete 
understanding of the building and its evolution is 
readily available, which will aid in determining 
appropriate interventions when needed. The ile 
should also contain a list outlining the inishes and 
materials used, and information detailing where 
they are available (store, supplier). The building 
owner should keep on hand a stock of spare 
materials for minor repairs. 

LOG BOOK
The maintenance log book is an important 
maintenance tool that should be kept to record 
all maintenance activities, recurring problems 
and building observations and will assist in the 
overall maintenance planning of the building. 
Routine maintenance work should be noted 
in the maintenance log to keep track of past 
and plan future activities. All items noted on 
the maintenance log should indicate the date, 
problem, type of repair, location and all other 
observations and information pertaining to each 
speciic maintenance activity. Each log should 
include the full list of recommended maintenance 
and inspection areas noted in this Maintenance Plan, 
to ensure a record of all activities is maintained.  

A full record of these activities will help in 
planning future repairs and provide valuable 
building information for all parties involved in 
the overall maintenance and operation of the 
building, and will provide essential information 
for long term programming and determining of 
future budgets. It will also serve as a reminded to 
amend the maintenance and inspection activities 
should new issues be discovered or previous 
recommendations prove inaccurate. 

The log book will also indicate unexpectedly 
repeated repairs, which may help in solving more 
serious problems that may arise in the historic 
building. The log book is a living document that 
will require constant adding to, and should be 
kept in the information ile along with other 
documentation noted in section 7.6 Information 
File. 
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7.7 MAINTENANCE SCHEDULE

Water, in all its forms and sources (rain, snow, 
frost, rising ground water, leaking pipes, back-
splash, etc.) is the single most damaging element 
to historic buildings. 

The most common place for water to enter a 
building is through the roof. Keeping roofs repaired 
or renewed is the most cost-effective maintenance 
option. Evidence of a small interior leak should 
be viewed as a warning for a much larger and 
worrisome water damage problem elsewhere and 
should be ixed immediately.

INSPECTION CHECKLIST

The following checklist considers a wide range 
of potential problems speciic to Robson Manor, 
such as water/moisture penetration, material 
deterioration and structural deterioration. 

EXTERIOR INSPECTION

Foundation / Perimeter Wall
• Moisture: Is rising damp present?
• Is there back splashing from ground to 

structure?
• Is any moisture problem general or local?
• Is spalling from freezing present? (Flakes or 

powder?)
• Is eflorescence present?
• Are there shrinkage cracks in the foundation?
• Are there movement cracks in the foundation?
• Is crack monitoring required?

Windows
• Is there glass cracked or missing?
• Are the seals of double glazed units effective?
• If the glazing is puttied has it gone brittle and 

cracked? Fallen out? Painted to shed water?
• If the glass is secured by beading, are the beads 

in good condition?
• Is there condensation or water damage to the 

paint?
• Are the sashes easy to operate? If hinged, do 

they swing freely? 
• Is the frame free from distortion?
• Do sills show weathering or deterioration?
• Are drip mouldings/lashing above the windows 

properly shedding water? 
• Is the caulking between the frame and the 

cladding in good condition?

Doors
• Do the doors create a good seal when closed?
• Do locks and latches work freely?
• If glazed, is the glass in good condition? Does 

the putty need repair?
• Are door frames wicking up water? Where? 

Why?
• Are door frames caulked at the cladding? Is the 

caulking in good condition?

Roof
• Are there water blockage points?
• Is the leading edge of the roof wet?
• Are there blisters or slits in the membrane? 
• Are lashings well positioned and sealed? 

MAINTENANCE PLAN
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INTERIOR INSPECTION

Basement
• Are there signs of moisture damage to the 

walls? Is masonry cracked, discoloured, 
spalling? 

• Is wood cracked, peeling rotting? Does it 
appear wet when surroundings are dry?

• Are there signs of past looding, or leaks from 
the loor above? Is the loor damp?

• Are walls even or buckling or cracked? Is the 
loor cracked or heaved?

MAINTENANCE PROGRAMME 

INSPECTION CYCLE

Daily
• Observations noted during cleaning (cracks; 

damp, dripping pipes; malfunctioning 
hardware; etc.) to be noted in log book or 
building ile.

Semi-annually
• Semi-annual inspection and report with special 

focus on seasonal issues.
• Thorough cleaning of drainage system to cope 

with winter rains and summer storms
• Check condition of weather sealants (Fall).
• Clean the exterior using a soft bristle broom/

brush.

Annually (Spring)
• Inspect concrete for cracks, deterioration. 
• Inspect metal elements, especially in areas that 

may trap water. 
• Inspect windows for paint and glazing 

compound failure, corrosion and wood decay 
and proper operation.

• Complete annual inspection and report.
• Touch up worn paint on the building's exterior.
• Routine cleaning, as required.

Five-Year Cycle
• A full inspection report should be undertaken 

every ive years comparing records from 
previous inspections and the original work, 
particularly monitoring structural movement 
and durability of utilities.

• Repaint windows every ive to ifteen years.

Ten-Year Cycle
• Check condition of roof every ten years after 

last replacement.

Twenty-Year Cycle
• Conirm condition of roof and estimate 

effective lifespan. Replace when required.

Major Maintenance Work (as required)
• Replacement of deteriorated building materials 

as required.

58
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INTRODUCTIONAPPENDIX:
RESEARCH REFERENCES

NAME: John G. and Jean Robson Residence; 
Robson Manor; “Rosegarth”

ADDRESS: 101 Third Street, New Westminster

ORIGINAL OWNER: John Goodfellow Robson 
and Jean Robson

CONSTRUCTION DATE: 1935

DESIGNER: Sydney Arnold Lake, Dominion 
Construction

CONTRACTOR: Dominion Construction Company

SOURCES
• Heritage Resource Inventory: Vol. 2, August 15, 

1986, revised March 1989, page 62.
• J.D. Scott, “Once in the Royal City,” page 127.
• For Dominion Construction: Donald Luxton, 

“Building the West: The Early Architects of 
British Columbia,” Talonbooks, Vancouver, 
2007, 2nd ed.: Bentall Archives; Bentall, The 
Charles Bentall Story; Business Leaders of the 
Century, pp.38-39 (Business in Vancouver 
Supplement to Issue 529A, 1999); Sean 
Rossiter, “The Company That Built Vancouver” 
(Western Living, June, 1986, pp.32 h-p); CVA 
Plans; and Vancouver building permits.

HISTORIC PHOTOGRAPH
• NWPL #1088 - 1976

BC VITAL EVENTS
• Marriage: Groom Name: Robson, James 

Goodfellow; Bride Name: Law, Jeannie 
Robinson; Date: October 25, 1911; Vancouver; 
Registration Number: 1911-09-066272.

• Death: Robson, Jean Robertson; Age: 68; Date: 
May 7, 1956; New Westminster; Registration 
Number: 1956-09-005623

• Death: Robson, James Goodfellow; Age: 71; 
Date: March 21, 1959; New Westminster; 
Registration Number: 1959-09-004279.

• Death: Lake, Sydney Arnold; Age: 61; Date: 
March 17, 1945; Vancouver; Registration 
Number: 1945-09-659080.

RESEARCH REFERENCES
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Appendix #5: 
 

Standards & Guidelines for the Conservation of Historic Places in 
Canada 

  



The “Standards & Guidelines for the Conservation of Historic Places in Canada” 
identifies that new additions to historic places follow these recommendations: 

a) Conserve the heritage value and character-defining elements when creating any 
new additions to an historic place or any related new construction. (b) Make the 
new work physically and visually compatible with, subordinate to, and 
distinguishable from the historic place. 

b) Create any new additions or related new construction so that the essential form 
and integrity of an historic place will not be impaired if the new work is removed 
in the future. 

In a rehabilitation project, additions or new construction may be needed to assure the 
continued use of an historic place. Part (a) indicates that when this is the case, such 
additions or new construction must not obscure, radically change or have a negative 
impact on character-defining materials, forms, uses or spatial configurations. 
Part (b) requires physical compatibility with the historic place. This includes using 
materials, assemblies and construction methods that are well suited to the existing 
materials. 

New materials and assemblies should also have compatible service lives or durability, so 
that maintenance and repair work can be undertaken concurrently. Not doing so can lead 
to prematurely replacing adjacent historic materials for the sake of efficiency.

Part (b) also requires that additions or new construction be visually compatible with, yet 
distinguishable from, the historic place. To accomplish this, an appropriate balance must 
be struck between mere imitation of the existing form and pointed contrast, thus 
complementing the historic place in a manner that respects its heritage value. 

Part (b) also requires an addition to be subordinate to the historic place. This is best 
understood to mean that the addition must not detract from the historic place or impair its 
heritage value. Subordination is not a question of size; a small, ill-conceived addition 
could adversely affect an historic place more than a large, well-designed addition. 



 
 
 

Appendix #6: 
 

Letter of Commitment to Existing Tenants at 228 Manitoba Street 
  



URBAN 
ACADEMY 

June 12, 2014 

Ms. Julie Schueck 

101 Third Street 

New Westminster BC V3L 2P9 

T. 604.524.2211 F. 604.524.2711 

admin@urbanacademy.ca 

UR C D 

Heritage and Community Planner 

City of New Westminster Development Services 

511 Royal Avenue 

New Westminster BC V3L 1H9 

Dear Ms. Schueck, 

As part of Urban Academy Society's application for a Heritage Revitalization and Minor Amendment to 

the Community Plan, we will be undertaking a change to the property at 228 Manitoba Street. The 

property currently houses 8 suites with tenants in each one. Our plan calls for those tenants to be re

located once the project commences full construction. 

We are most pleased to work with the tenants regarding their re-location to alternative housing. Mr. T. 

Debonis, from whom we have purchased the property, has five apartment buildings in New 

Westminster and has offered to help directly with accommodating the tenants. We are happy to accept 

his help. We will provide tenants with written notice of at least 6 months before they need to vacate . 

We are pleased to consider suggestions made by the City of New Westminster regarding a plan for the 

tenants of 228 Manitoba. The details of the tenant's assistance will be finalized prior to the City staff 

report for the First and Second Recordings of the HRA and OCP bylaws. A plan for re-location, that is 

sensitive and reflective of the tenants' needs, is being developed and can include the cost of re-location 

expenses within the City of New Westminster (up to a finite amount) or the equ ivalent of 1 months free 

rent. We want to work with the City of New Westminster on this aspect of the project to ensure a 

smooth transition for the tenants of 228 Manitoba Street. 

Sincerely, 

'!!J 
Cheryle Beaumont 

Head of School 

C 0 U RAGE . C 0 N FIDE N C E & PASS I 0 NATE PRESENCE! 



 
 
 

Appendix# 7: 
 

Sustainability Report Card 



 June 2011

Planning Division

SUSTAINABILITY 
REPORT CARD

PROJECT TYPE: 
Date: _______________________________________________________

Project Address:_______________________________________________

Rezoning or
Development Permit Number: ___________________________________

Short Description of Project:______________________________________ Economic

Social & Cultural

Environment

Categories

Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

1 Incorporates 4-stream recycling collection 
facilities (newsprint, paper, containers, 
organics) in a secure common area. 

Waste & 
Materials

/2 /2

2 Includes a plan for construction waste disposal, 
specifying what percent of materials to be 
recycled. See Metro Vancouver’s DLC Waste 
Management Toolkit.

Recommended: 

60% of waste for demolition (by weight)
80% of waste for construction (by weight)

Waste & 
Materials

/1

Recycled material: 

= _________ % of demolition

= _________ % of construction

/1

R
EQ

U
IR

ED

INSTITUTIONAL

Page 1

Page 8

Page 6

EARLY STAGE

June 5, 2014

101 Third Street & 228 Manitoba Street

 VERSION # 1

OCP00008

Urban Academy Renovation and New Building

2

Follow best practices now and will 
expand into the new building

1

65

85

Deconstructing and recycling as 
much material as feasible



Page 2

R
EQ

U
IR

ED
R

EQ
U

IR
ED

R
EQ

U
IR

ED
R

EQ
U

IR
ED

Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

3 Uses construction techniques which minimize 
site disturbance (sedimentation & erosion) 
during the development phase. 

See specifi cations in the City’s Building Permit 
Requirement Package.

Stormwater

/1 /1

4 Provides for stormwater retention & 
evaporation, and groundwater treatment & 
recharge in the stormwater management plan. 

See Metro Vancouver’s Stormwater Source 
Control Design Guidelines.

Stormwater

/3 /3

5 Uses drought-tolerant landscaping and/or 
high-effi ciency or captured rainwater irrigation 
systems. 

Stormwater

/1 /1

6 Provides plants and staked trees in accordance 
with the BC Landscape Standard. 

Habitat

/1 /1

7 Uses energy-effi cient lighting. Energy 
Effi ciency

/1 /1

8 Provides EnergyStar-rated commercial food 
service or other applicable equipment.
 
See www.energystar.gov under ‘Products’.

Energy 
Effi ciency

/1

Detail type of appliance:

/1

9 Uses low-VOC (volatile organic compound) 
products such as paints, carpeting and 
adhesives to improve indoor air quality.

Waste & 
Materials

/1 /1

10 Achieves a recognized industry standard for 
energy effi ciency or sustainable design, such as 
LEED; BuiltGreen Gold; BC Hydro PowerSmart 
Gold; Energuide 82; or performance 25% better 
than the Model National Energy Code.

Building Rating

/8 /8

EARLY STAGE

101 Third Street & 228 Manitoba Street June 5, 2014

1

Excavation is contained by walls of 
neighboring lots and is below street 
grade.

3

High site coverage of infill project 
limits surface area but roof will be 
designed to allow for stormwater 
retention and evaporation.

1
Landscape architect is specifying 
drough-tolerant plants and living 
wall

1 Landscape architect is specifying 
plants to the BC Landscape Standr

1 Specifying energy efficient lighting - 
T8 flourescent and LEDs

1 Specifying Energy Star rated 
dishwasher, microwave and 
refrigerator in the staff lounge

1
Specifying low VOC paints, 
carpeting and adhesives

8

Pursuing BC Hydro PowerSmart 
Gold energy efficiency and LEED 
Gold equivalent sustainable design 
- i.e. solar orientation, storm water 

 VERSION # 1
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Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

11 Provides open greenspace and other greened 
features, including landscaped common areas 
and walkways to green the built environment. 

Provides space for growing food in common 
areas (i.e. at-grade gardens or raised planters).

Habitat

/3 /3

12 Retains sound original trees and landscape 
features or provides a net gain in tree canopy 
and landscaped area. 

See specifi cations in the City’s Building Permit 
Requirement Package.

Habitat

/2 /2

13 Maximizes use of passive solar design to 
reduce excessive heat loss/heat gain and 
reduce energy consumption. 

Examples:

• Sites/masses buildings to maximize 
natural lighting on sides with limited sun.

• Provides operable windows on two sides of 
units to allow cross-ventilation.

• Uses landscaping & deciduous trees to 
limit summertime solar gain & maximize 
wintertime  solar access.

• Limits overall amount of exterior glazing to 
minimize seasonal heat loss/heat gain. 

• If possible, state the glazed area % of 
envelope = _______%
Recommended: Below 60%

• Uses exterior window shading devices to 
limit excessive solar heat gain.

• Uses high albedo (“white roof”) roofi ng 
material to limit heat gain/heat island 
effect. 

Energy 
Effi ciency

/4 /4

EARLY STAGE

EARLY STAGE

EARLY STAGE

101 Third Street & 228 Manitoba Street June 5, 2014

3

Providing a common greenspace in 
front of Robson Manor; green roof 
and living wall features.  As we are 
a school raised planters for growing 
food are part of our education 
program

2

Retaining mature trees on SW 
corner and adding landscaped area 
through living wall and green roof

4

Building orientation, within the site 
constraints, optimizes passive solar 
design.  Natural light has been 
maximized for classroom with 
operable windows for 
cross-ventilation.  Design 
incorporates window shading on the 
upper floors where solar gain is 
most significant. 
Roof materials will be a blend of 
vegetated and high albedo to limit 
heat gain.

 VERSION # 1



Page 4

Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

14 Achieves building energy performance above 
Building Code requirements. 

Energy 
Effi ciency

/4 /4

15 Incorporates alternative energy systems, such 
as geo-exchange, solar, or district energy. 

Example: Solar or geo-exchange systems for 
building hot water heating.

Alternative 
Energy

/4

Specify % of energy provided:

/4

16 Provides end-of-trip bicycle facilities as per City 
policy (Appendix A). 

Transportation

/1 /1

17 Incorporates use of recycled and/or salvaged 
materials, including those salvaged from on-
site or off-site heritage buildings. 

Facilitates salvaging of on-site heritage 
materials by contractors or persons/groups 
with a heritage interest.  

Recommended:  
Recycled-- minimum 7.5%*
Salvaged/Refurbished-- minimum 10%*.

*% of total building material cost. Note also that 
heritage lumber/siding must be graded.

Waste & 
Materials

/2

Specify % of material:

/2

18 Incorporates landscaped roofs on concrete 
buildings to improve building energy effi ciency, 
reduce heat island effect & stormwater runoff, 
and create habitat & biodiversity. 
  

Stormwater & 
Habitat

/3 /3

19 Provides 20 cm (8 in) of topsoil as fi nished 
grading for groundwater recharge and 
stormwater retention/evaporation.

Stormwater

/1 /1

EARLY STAGE

EARLY STAGE

EARLY STAGE

101 Third Street & 228 Manitoba Street June 5, 2014

4

Will out-perform ASHRAE 
standards for building energy 
performance per BC Building Code 
requirements 

0
Project budget does not allow for 
alternative energy solutions at this 
time.  Will explore at later date.

1
Provides secure bike storage and 
showers facilities for staff

2

will source recycled timbers for 
columns and joists.

3

Incorporating a vegetated roof into 
design

1
Surface green space will have 20 
cm of topsoil

 VERSION # 1



Page 5

Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

20 Reuses existing topsoil and other soils through 
on-site or nearby storage and topsoil screening 
or other related practices.

Stormwater

/1 /1

21 Removes invasive species* and incorporates 
native or adaptive species which provide multi-
storey habitat (groundcover, shrubs & trees).

*Defi ned by Invasive Plant Council of BC 
www.invasiveplantcouncilbc.ca

Habitat

/1 /1

22 In wood-frame buildings, incorporates high-
effi ciency HVAC systems (heat recovery systems, 
variable speed fans, etc.).

Energy
Effi ciency

/2 /2

23 INNOVATION— 
ENVIRONMENTAL SUSTAINABILITY ASPECTS NOT 
CAPTURED ABOVE:

24 CONSTRAINTS— 
UNIQUE SITE ASPECTS WHICH LIMIT 
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE:
ENVIRONMENTAL ITEMS /48 /48

101 Third Street & 228 Manitoba Street June 5, 2014

1 Will reuse exisitng topsoil from 
excavation for parkade in landscap 

1

Removing invasive species from 
228 Manitoba and adding native 
drought tolerant living wall and 
green roof vegetation

2
Structure is a combination of 
concrete, wood and steel - 
incorporating high efficiency HVAC

The building is a living classroom for the 
students and teachers and incorporates 
vegetated roof, living wall and raised 
vegetable gardens

In-fill project in urban setting limits site 
surface opportunities.  Countering these 
constraints by vegetating vertical and roof 
surfaces and retaining storm water on roof

 

44 0
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Social & Cultural APPLICANT STAFF
Subject Area Score Explanation Score Comments 

25 Provides long-term market or non-market 
rental units. 

Housing

/5 /5

26 Includes institutional barrier-free design 
features beyond the Building Code. 

Examples: Features for employees and clients; 
accessible buildings, rooms and tenant 
improvements; visitability features for persons 
with impairments, parents with strollers, etc. 

Accessibility

/3 /3

27 Includes a professional heritage conservation 
plan. 

Achieves a recognized industry standard* for 
heritage conservation. 

*Defi ned in “Standards & Guidelines for the 
Conservation of Historic Places in Canada”. See 
www.historicplaces.ca

Heritage

/4 /4

28 Includes reuse of an existing heritage structure 
through restoration or rehabilitation. May 
include re-location. 

Heritage

/2 /2

29 Includes references to historic site or 
neighbourhood character or history in the 
proposed architecture and/or land use. 1

Integrates authentic and existing heritage 
features such as signs, garden walls, gates, 
sidewalks, and/or heritage trees/landscaping. 

Heritage

/2 /2

EARLY STAGE

EARLY STAGE

EARLY STAGE

EARLY STAGE

EARLY STAGE

101 Third Street & 228 Manitoba Street June 5, 2014

0

This is a school facility that 
requires all the developable area 
for its use.

3

Yes - as a school barrier free 
design is paramount and 
incorporate.

4

Yes, Donald Luxton is providing 
the heritage conservation plan.

2

Yes, we are reusing and upgrading 
the existing Robson Manor as part 
of the application.

2

Yes, we are restoring garden walls, 
landscaping, exterior of Robson 
Manor and designing the new 
facility as an architectural foil to not 
compete with the existing heritage.

 VERSION # 1
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Social & Cultural APPLICANT STAFF
Subject Area Score Explanation Score Comments 

30 Provides public amenities above City voluntary 
amenity contribution policy (check all that 
apply): 

a) Child care facility
b) Communal gardens
c) Play areas
d) Public art
e) Public gathering place

f) Other___________________

Amenities

/4 /4

31 Provides private amenities (check all that 
apply): 

a) Accessible green roof
b) Play areas
c) Social gathering place

d) Other____________________

Amenities

/2 /2

32 INNOVATION— 
SOCIAL/CULTURAL SUSTAINABILITY ASPECTS NOT 
CAPTURED ABOVE:

33 CONSTRAINTS— 
UNIQUE SITE ASPECTS WHICH LIMIT 
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE: 
SOCIAL & CULTURAL ITEMS /22 /22

EARLY STAGE

EARLY STAGE

101 Third Street & 228 Manitoba Street June 5, 2014

✔

✔

✔

3

UA provides before and after 
school care available to the 
broader community as well as play 
areas for the children.  We are also 
providing a living wall along 
Manitoba which is for the 
enjoyment of the public.

✔

✔

✔ 2

The facility will have a partial green 
roof visible from the the roof top 
play area.  There are also social 
gathering play areas on two 
locations in the yard area.

The facility will allow an independent school 
to grow from 150 to 450 students in New 
Westminster - offering an arts infused 
education opportunity for New West 
families.

The constrained site and significant 
footprint limits on-site yard opportunities - 
these are being addressed through living 
wall and green roof solutions.

16 0

 VERSION # 1
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Economic APPLICANT STAFF
Subject Area Score Explanation Score Comments 

34 Maximizes Offi cial Community Plan potential 
for long-term job creation on site. 

Employment

/6 /6

35 Results in net increase in the City’s property tax 
base.

Employment

/4 /4

36 Creates more intensive use of land that 
supports local businesses. 

Land Use

/2 /2

37 Redevelops a contaminated brownfi eld site. Land Use

/4 /4

EARLY STAGE

EARLY STAGE

EARLY STAGE

101 Third Street & 228 Manitoba Street June 5, 2014

6

Yes the expanded school will 
provide employment for 25 
teachers and admin staff

0

There will be a decrease in tax 
revenue as the apartment is 
replaced by school

2

yes, the new facility is an intensive 
use of land as it provides 
gymnasium and theatre space 
(available to the public) under 
ground.

3

Yes, a historical oil tank at 228 
Manitoba leaked and contaminated 
some soils. These will be fully 
remediated or removed as part of 
the project.

 VERSION # 1
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Economic APPLICANT STAFF
Subject Area Score Explanation Score Comments 

38 Supports and/or is compatible with the 
ongoing viability of surrounding existing 
commercial or industrial employers. 

Supports walking to shops & services 
by strengthening an existing/planned 
neighbourhood centre or broadening its 
current retail/service mix.  

Land Use

/3 /3

39 Provides offi ce fl oorspace. Employment

/4 /4

40 Serves or supports a regional destination 
institutional function such as health care, 
education or justice services. 

Employment

/3 /3

EARLY STAGE

EARLY STAGE

EARLY STAGE

101 Third Street & 228 Manitoba Street June 5, 2014

2

Yes, project brings 200 new 
families to area that walk, bicycle 
and drive to services in the 
immediate area.

3

Yes, the administrative function of 
the school will be housed in office 
areas of the new facility

3

Yes, some 50% of families bring 
their students to UA for education 
purposes from the broader region

 VERSION # 1
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Economic APPLICANT STAFF
Subject Area Score Explanation Score Comments 

41 INNOVATION— 
ECONOMIC SUSTAINABILITY ASPECTS NOT 
CAPTURED ABOVE:

42 CONSTRAINTS— 
UNIQUE SITE ASPECTS WHICH LIMIT 
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE: 
ECONOMIC ITEMS /26 /26

101 Third Street & 228 Manitoba Street June 5, 2014

As UA grows and matures with its new 
facility,  there is a strong possibility that 

many families that currently reside outside 
New West will move to the Queens Park 
area bringing new   energy and financial 

capacity to the community.

If the site were bigger additional uses such 
as rental residential and commercial could 
be added - the site size and school space 
requirements do not allow this.

16 0

 VERSION # 1



APPENDIX A 
 
BICYCLE END-OF-TRIP FACILITIES POLICY (Adopted Oct 27, 2008) 

 
1.0 Intent: 

The provision of end-of-trip bicycle parking facilities for every new development or an addition to a development in New 
Westminster which results in a requirement of four or more bicycle parking spaces in accordance with the New Westminster 
Zoning Bylaw. 

 
2.0 Implementation: 

End-of-trip bicycle parking facilities required in accordance with the above Intent shall be required as a condition of approval 
of rezonings. 
 
The provision of end-of-trip bicycle parking facilities in accordance with the above ‘intent’ will be strongly encouraged by the 
City of New Westminster where a project does not require rezoning.   The provision of end-of-trip bicycle parking facilities will 
be included in the City’s Smart Growth Checklist and will be considered when determining if a project has sufficiently 
addressed the need to develop in a sustainable manner.    

 
3.0 End-of-Trip Facility Standards 
 

 Minimum Number For Each Gender 
Required Number of 
Class A Bicycle Spaces 

Water Closets Wash Basins Showers 

0-3 0 0 0 
4-29 1 1 1 

30-64 2 1 2 
65-94 3 2 3 

95-129 4 2 4 
130-159 5 3 5 
160-194 6 3 6 
Over 194 6 plus 1 for each 

additional 30 bicycle 
spaces or part thereof 

3 plus 1 for each 
additional 30 bicycle 

spaces or part thereof 

6 plus 1 for each 
additional 30 bicycle 

spaces or part thereof 
 

Where Class “A” bicycle parking is required for non-dwelling uses, the minimum number of clothing lockers will equal 0.7 
times the number of bicycle parking spaces for each gender.   At least 50% of the clothing lockers should be full size (min. 18 
cm. [7”] in height).  
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R E P O R T  
Development Services 

 

To: Mayor Wright and Members of Council 

Committee of the Whole  Meeting 

Date: 6/23/2014 

    

From: Beverly Grieve 

Director of Development Services 

File: 05.1035.10 

  Report #: 288/2014 

 

Subject: 

 

Starlight Casino, 350 Gifford Street Application to Extend the Hours of 

Liquor Service and Application to Operate a Licensed Patio 

 

 

 

RECOMMENDATION: 

 

THAT the following resolution be approved: 

 

WHEREAS New Westminster City Council considered a staff report regarding an 

application from Gateway Casinos and Entertainment Limited dba Match Eatery and 

Public House located at 351 Gifford Street to allow extended hours of liquor service to 

2:00 AM seven days per week in its Food Primary Liquor establishment;  

  

WHEREAS New Westminster City Council considered a staff report regarding an 

application from Gateway Casinos and Entertainment Limited dba Match Eatery and 

Public House located at 351 Gifford Street to permit a licensed patio to be included in 

its Liquor Primary Liquor establishment; 

 

WHEREAS the applicant placed signage in front of the business for 30 days and 

newspaper notices providing details regarding the applications inviting the public to 

submit comments to the City;  

 

WHEREAS the City did not receive any correspondence expressing concerns regarding 

the applications; 

 

WHEREAS the New Westminster Police Department do not oppose the applications;  
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WHEREAS the establishment has ample parking in close proximity to the 

establishments and the nearest residences are almost a quarter of a mile away, noise 

emanating from the patios and/or dispersal noise at closing is not expected to 
negatively impact local residents; 

  

THEREFORE BE IT RESOLVED: 

 

THAT New Westminster City Council approves the application from Gateway Casinos 

and Entertainment Limited to extend its hours of liquor service to 2:00 AM seven days 

per week in its Food Primary establishment and, 

 

THAT New Westminster City Council approves the application from Gateway Casinos 

and Entertainment Limited to operate a 63 seat licensed patio in its Liquor Primary 

establishment operating until 2:00 AM.   

 

 

ORIGIN/PURPOSE 

 

The purpose of this report is to request approval for two applications from Gateway 

Casinos and Entertainment Limited: the first application is to extend liquor service in 

their new Food Primary establishment from 12 midnight to 2 AM seven days per week; 

the second is to add a licensed patio to their Liquor Primary establishment. Copies of the 
applications are provided as Attachment A to this report.   

 

BACKGROUND 

 

Gateway Casinos and Entertainment Limited (“Gateway”) owns and operates nine 
casinos at various locations across British Columbia including the Starlight Casino at 350 

Gifford Street, New Westminster.   Starlight Casino has been in operation since 2007 and 

currently has two Liquor Primary Licenses: the casino proper with a capacity of 5934 and 

Schanks Sport Grill with a capacity of 1020 persons.   

 

Gateway is undertaking extensive renovations to Schanks Sport Grill including a new 

name (“Match Eatery and Public House”) and a reconfiguration of liquor seats.  The 
reconfiguration includes adding a new restaurant with a Food Primary licence (71 seats 

inside; 44 seats on the patio) as well as adding a 63 seat patio to the Liquor Primary area.  

There will be no increase in liquor primary seats as a result of these changes.  Liquor 
Primary seats will remain at 1020.  See Attachment B.   

 

Starlight Casino is open 24 hours a day, 7 days a week, 365 days a year.  The owner is 

requesting an extension of liquor service hours from midnight to 2 AM in their new Food 

Primary establishment Monday through Sunday.  The owners advise the extension would 

allow them to accommodate clientele that prefer late night dining.  Further rationale is 
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outlined in the proposal letter dated May 15, 2014 included in the application as 

Attachment C.  

 

EXISTING POLICY/PRACTICE 
 

Liquor Control and Licensing Branch (LCLB) Policy 

The Branch’s process for considering applications to extend the hours of liquor service 
past 12:00 midnight for a Food Primary Liquor License is the same as the process for 

considering applications to add a licenced patio to a Liquor Primary Liquor Licence.  The 

process can be summarized as follows: 

 

 The operator must submit an Application For Permanent Change To A Liquor License 
to the Branch; 

 The applicant must request the local government to provide a resolution to support or 
oppose the application. Prior to considering a resolution, the local government must 

conduct a public input process to obtain the views of residents. The resolution must 

consider a number of criteria including the potential for negative impacts on the 

community and the views of residents. The local government may also choose to opt 

out of the process and not provide comments on the application. If the City chooses to 

opt out, the Branch proceeds to implement a public input process and independently 

assesses the application; 

 After the local government provides a resolution regarding the application, the Branch 
proceeds to make a final decision regarding the matter.  

 
City Policy/Practice Regarding Liquor Applications 

The City’s practice is to opt into the process by providing resolutions regarding liquor 
license applications.  As noted above, the Branch requires the local government to seek 

public comments on an application before considering a resolution. The City’s practice to 
obtain public input is to have the applicant post a site sign and two newspaper notices to 

invite public comments on the application.   

 

The City’s practice is to also obtain comments from the Police Service, Liquor Inspector 

and civic departments regarding the applicant’s compliance record, bylaw issues and 
potential community impacts. Comments received from these parties and the public are 

provided to Council when a resolution to support or not support an application is 

considered. 

 

A $250 fee is charged by the City for processing liquor license applications. The 

applicant has paid this fee for both applications. 

 

With respect to hours of liquor service for Food Primary establishments, the City’s policy 
is to consider applications to extend hours of liquor service past midnight but not past 2 

AM. 
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A number of Food Primary establishments in New Westminster have extended liquor 

service hours, some serving until 1 AM, others until 2 AM.  Most of these establishments, 

however, received their extended hours for liquor service before 2002, when the Branch 
added the requirement for applicants to obtain a resolution from municipal government 

before considering the application.  Since 2002 a handful of restaurants have received 

extended liquor service hours via the current policy requiring a Council resolution.          

 

A number of Liquor Primary establishments in New Westminster have licensed patios, 

some operating the patio until 11 PM and others to midnight.  Most have conditions 

imposed such as no amplified music or no live music due to proximity to residential 

areas.     

 

ANALYSIS 

 

A. Public Comments 

The applicant posted signs in front of the business for 30 days and placed two notices in a 

local newspaper advising the public of the application and inviting public comments.  The 
City did not receive any correspondence regarding either application.  

 

B. Police, Liquor and Staff Comments 

The Police Service, civic departments and Liquor Inspector have reviewed the application 

and provided the following comments: 

 

Police Service 

The police have no concerns regarding the proposed liquor licence changes.   

 

Liquor Inspector 

A review of the past 10 years of compliance history of Gateway’s 14 liquor licences 
located in 9 casinos across the province indicate two occurrences: one at the Grand Villa 

Casino and Hotel in Burnaby in May 2013 for allowing liquor to be removed from the 

red-lined area and one at the Starlight Casino in May 2011 for an incident of a minor on 

premises, and sell or supply to minor.  
 

The liquor inspector reports that since the 2011 incident at the Starlight Casino, Gateway 

has significantly enhanced their staff requirements as well as their policies regarding 

checking identification.  He reports they are now fully compliant and he has no concerns 

regarding the proposed changes.  

 

Civic Departments 

The Starlight Casino is located in Queensborough on property zoned Comprehensive 

Development District (C-CD-1).  It is surrounded by industrial properties directly to the 

north and west, Richmond to the east, and a mixture of single and multi-unit residential 
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properties to the south.  The nearest residence is approximately 350 meters away.  See 

Attachment C.          

 
Parking for the establishment’s patrons is provided in the casino’s parking lot which 
holds 1309 parking spaces.  Gateway reports that even on their busiest nights the lot is 

typically only 65% full.  Patrons are not anticipated to use nearby residential streets for 

parking nor is dispersal noise expected to be a problem. 

 

The proposed renovations include exterior changes to the front façade of the Casino and 

the addition of the new patios.  The changes are valued at $50,000 and will require 

issuance of a Minor Development Permit by Staff. The proposed alterations consist of 

new openings in the exterior wall, revisions to the cladding and the new entry screen 

feature. The wood material will complement the existing facade of the Casino. The 

proposed changes satisfy the Development Permit Area Designation.  

   

OPTIONS 

 
There are two options Council could consider: 

 

1. Approve Both Requested Liquor License Amendments 

 

City Council could support the requested extension of liquor service hours to 2 AM in the 

Food Primary establishment and the requested addition of the licensed patio in the Liquor 

Primary establishment.  Staff recommend this option.  

 

2. Provide other Direction 

 

City Council could choose to provide other direction.  If this option is preferred, the 

reasons for not supporting one or both of the requests needs to be stated in the resolution.   

 

Staff recommend Option 1 – Support Both Requested Liquor License Amendments. 

 

INTERDEPARTMENTAL LIAISON 

 

The New Westminster Police Department, the local Liquor Inspector and staff from 

Development Services were all consulted regarding this matter.  

 

ATTACHMENTS: 

 

Attachment A: Application to Liquor Control and Licensing 

Attachment B: Floor Plan showing Proposed Changes to Liquor Licensing Area 

Attachment C: Letter from Applicant Oultlining Proposal 
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Original Signed by: 

 

 

  

Kim Deighton, 

Bylaw Officer 

  

  Approved for Presentation to Council 

   

 

 

 
Beverly Grieve 

Director of Development Services 

 Lisa Spitale 

Chief Administrative Officer 
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R E P O R T  
Development Services 

 

To: Mayor Wright and Members of Council 

Committee of the Whole  Meeting 

Date: 6/23/2014 

    

From: Beverly Grieve 

Director of Development Services 

File: OCP00007 

  Report #: 294/2014 

 

Subject: 

 

Proposed Official Community Plan Amendment and Development of 

Neighbourhood Plan for 97 Braid Street (Sapperton Green) 

 

 

 

RECOMMENDATION: 

 
1. THAT Council endorse the draft Neighbourhood Plan for the proposed 

Sapperton Green neighbourhood as the basis for receiving community input 

on potential amendments to the Official Community Plan to allow for future 

development at 97 Braid Street, as outlined in this report; and  

 
2. THAT Council direct staff to proceed to the next stage of public 

consultation on the draft Neighbourhood Plan for the proposed Sapperton 

Green neighbourhood  as the basis for a potential amendments to the 

Official Community Plan to allow for future development at 97 Braid Street.   

 

 

PURPOSE  

 

An application has been received to amend the Official Community Plan (OCP) to allow 

for a complete, mixed use, sustainable and transit-oriented master planned community at 

97 Braid Street. The purpose of this report is to present a draft Neighbourhood Plan that 

will form the basis of the OCP Amendment to Council for information, and seek 

endorsement of the next steps in the review process. 

 

SUMMARY 

 

The Sapperton Green neighbourhood represents an opportunity for the City to achieve 

strategic goals related to the development of a new transit-oriented community around a 

rapid transit station that has a strong focus on opportunities for employment generation, 

particularly high quality office. The redevelopment of the subject site will require an 
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amendment of the OCP in order to change the land use designation of the site and to 

create a new Development Permit Area and Design Guidelines. Following the OCP 

amendment, rezoning of the site will be pursued. The purpose of this report is to seek 
Council endorsement of the draft Neighbourhood Plan (attached to this report as 

Appendix #1) as a basis to seek community input on a potential amendment to the OCP. 

This report provides an overview of the process to date as well as a summary of the draft 

Neighbourhood Plan. It is envisioned that the draft Neighbourhood Plan will form the 

basis of the OCP amendment that could be presented to Council by the end of summer or 

early fall. 

 

This report provides an overview of the site in relation to the surrounding neighbourhood 

and the City as a whole; a summary of the vision, guiding principles and land use 

concepts being put forth for consideration; the relationship of the new neighbourhood to 

Hume Park, the Brunette River and other social, environmental and economic 

considerations; specific transportation challenges; and the broad concept plan that 

highlights specific character precincts, public realm features and the relationship to the 

Braid Street Skytrain Station. 
 

SITE INFOMATION 

 

Applicant  Bentall Kennedy 

Planning Consultant to the Applicant Brook Pooni Associates Inc. 

Owner BC Investment Management Corporation 

Current OCP Land Use Designation BP – Business Park 

Proposed OCP Land Use Designation To Be Determined Through Consultation 

OCP Development Permit Area #3 Brunette Industrial / Business Park 

Current Zoning CM-1 

Site Size 38.35 Acres (155,216 sq m / 1,670,729 sq ft) 

 

BACKGROUND 

 

On March 14, 2011, a report was presented to Council which outlined growth projections 
for the Sapperton neighbourhood and planning principles for the master plan and 

consultation process for the development of the OCP amendment. At that meeting, 

planning principles were endorsed by Council. 

 

The applicant has brought together a team of consultants to work with the City and 

community to develop the master plan that will inform the OCP amendment. The team 

includes MCM Architects, PWL Landscape Architects, Bunt Consultants (transportation), 

and an environmental consultant. The results of the work are included in the 

Neighbourhood Plan attached to this report (Appendix #1). 

 

Since March 2011, the applicant has been engaging with the community at a high level 

working towards the preparation of a master plan. This engagement consisted of a 

number of open houses, a community charrette, the formation of a Community Advisory 
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Group and consultation with the McBride Sapperton Residents’ Association, as well as 
other interested agencies and community groups. The Community Advisory Group has 

been established to include a wide range of stakeholders including: 
 

 City of New Westminster 

 Royal Columbian Hospital Foundation  Fraser Health  TransLink  New Westminster School District  Hume Park School Parent Advisory Council  McBride-Sapperton Residents’ Association 

 Sapperton Business Association  Sapperton Fish and Game Club  Bentall Kennedy  Members at Large – community members and people who participated in the open 
house or workshop 

 

There has been general support for the high level principles developed at these 

community consultation meetings. The item which was most commonly identified as a 

challenge to site development was traffic and site access. As such, the development team 

has spent over two years working with the Ministry of Transportation and Infrastructure 

and TransLink to achieve an option for an additional access point to the site off of the 

Braid Street / Highway #1 overpass. This additional access point was brought back to a 

community open house in June 2013 and was generally well received. Throughout the 

staff-applicant review process, re-engagement with the transportation agencies has 

occurred. 

 

The following drawing is a high level summary of the input received at the community 
workshops and through the Community Advisory Group: 
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Summary Diagram of Input Received from the Community 

 

Further, Planning Division staff has collaborated with other City departments  to identify 

the impacts of the future growth on the city’s parks, recreation facilities, infrastructure, 
pedestrian and cycling infrastructure and environmental assets. The results of this review 

work have been communicated to the applicant and are reflected in the land use concept 

and neighbourhood plan or are issues still under consideration as part of the ongoing 

review. 

 

POLICY CONTEXT 

 

Regional Policies 

 

The Regional Growth Strategy designates the site as General Urban. This designation is 

intended for residential neighbourhoods and centres that are supported by shopping, 

services, institutions, recreational facilities and parks. Within General Urban areas, higher 

density trip-generating development is to be directed to Urban Centres and Frequent 

Transit Development Areas. 

 



City of New Westminster  

 

June 23, 2014 5 

 

294/2014 

Frequent Transit Development Areas are overlays in the General Urban areas that provide 

for concentrated growth in higher density forms of development along the Frequent 

Transit Network. These areas are characterized by higher density residential, commercial 
and mixed uses and may contain community, commercial and institutional uses. Urban 

design promotes transit oriented communities. The City of New Westminster’s Regional 
Context Statement includes a statement noting that the City will be seeking the 

designation of the Sapperton Green area as a Frequent Transit Development Area. 

 

Other relevant regional policies that have been considered in the creation of the 

neighbourhood plan are the Metro TransLink Regional Transportation Strategy (Under 

review) and the Metro Vancouver Brunette Basin Watershed Plan (2001) 

 

City Of New Westminster Policies 

 

The following City policies have directed the creation of the draft Neighbourhood Plan:  

 

 Official Community Plan (Consolidated 2012)  Brunette Creek Neighbourhood Plan (2002)  Envision 2032 (2013)  Livable City Strategy (2008)  Affordable Housing Strategy (2010)  Secured Market Rental Housing Policy (2013) 

 Master Transportation Plan (Under review)  Braid Station Land Use and Vision Study (2005)  Child Development Hubs - Eastside Hub Needs Assessment (2012)  Community Energy and Emissions Plan (CEEP) (2011) 
 

SITE AND NEIGHBOURHOOD CONTEXT 

 

The subject site, being referred to as Sapperton Green, is a 38.35 acre site located at the 

south eastern gateway to the City at the corner of Braid Street and Brunette Avenue. A 

Site Context Map is attached as Appendix #2. 

 

The Brunette Avenue / Highway #1 interchange is directly adjacent to the site. The Braid 

Street Skytrain Station is also located on the subject site. This site is also located at the 

intersection of the Central Valley Greenway and the Brunette Fraser Greenway. Access to 

the site is currently from the south side of the site on Rousseau Street. The site is located 

within the Brunette Creek Planning Area. 
 

To the north of the subject site is Brunette Creek, Hume Park, Canadian National Rail 

lines, power transmission lines and Highway #1. To the east of the subject site, across 

Brunette Avenue, is the Brunette Creek Industrial Area with most sites zoned for and 

used for heavy industrial uses. To the south, across Braid Street, are several properties 
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zoned and used for light industrial and commercial service uses. To the west of the site is 

Hume Park, Hume Park Elementary School and single detached residential properties.  

 
This is a unique site in the region because of its size and adjacencies to a variety of 

transportation infrastructure. It is also near to natural, ecological and recreation amenities, 

including Hume Park, regional greenways and the Brunette River.   

 

PROPOSAL 

 

The applicant is proposing to develop a complete, mixed use, sustainable and transit 

oriented master planned community.  The intent of the OCP amendment is to provide 

high level guidance to the creation of a master plan on the former industrial site as it 

moves towards the creation of a sustainable, transit oriented mixed use development with 

an emphasis on employment generation opportunities and a wide range of housing types. 

Implementation of this master plan will involve the development of Design Guidelines. 

This application will address the OCP amendment and the development of Design 

Guidelines. Rezoning will follow the completion of the OCP process. 
 

The following vision statement has been developed by the applicant about the proposed 

Sapperton Green master planned community: 

 

Sapperton Green is envisioned as a vibrant urban neighbourhood that integrates a 

complementary mix of residential, retail, office and community uses to create a 

compact, complete neighbourhood. This transit-oriented master planned 

community will celebrate the history of the site and Sapperton. Supported by 

sustainable development objectives, it will reunite the larger Sapperton community 

with the Brunette River and surrounding greenway.  

 

Planning Principles for Site 

 

Input from the public was sought on the preliminary principles for the site. The following 

represent the preliminary principles endorsed by Council and additional principles 
resulting from consultation and comments from the applicant, consultants and City staff 

(underlined and in red): 

 

Land Use Principles: 

 Transit Orientation: Promote a vibrant transit oriented development that has a mix 
of land uses, including office, commercial and residential. 

 Employment: Promote employment uses on the site, including opportunities for 
large floor plate office buildings and research and development. 

 Urban Design: Ensure high quality design of buildings and attention to streetscape 

details. 
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 Institutional Uses: Promote land uses which are synergistic and supportive of the 
health and education sectors, particularly Royal Columbian Hospital and Douglas 

College. 

 Services: Promote the development of land uses which provide shops and services 
to employees working in the vicinity as well as surrounding residents. 

 Residential Diversity: Promote a diversity of residential types, including a mix of 
unit sizes and tenures. 

 Sense of Entry: Include elements of built form that will convey a sense of arrival 
and the gateway to New Westminster. 

 Gathering: Include important spaces for gathering and public social events.  Density: Include a higher density of uses that align with local and regional goals. 
 

Transportation Principles: 

 Transit Focused: Capitalize on the superior transit location and infrastructure at 
Braid Station. 

 Brunette/Braid: Mitigate the impacts of the transportation corridor on land uses. 

 Connectivity: Provide new and improve existing pedestrian and bicycle linkages to 
Sapperton specifically and the rest of the City generally. 

 Pedestrian/Cyclists: Provide safe, convenient and attractive pedestrian and cycle 
routes throughout the site and specifically to the Braid Station. 

 Linkages: Focus on linkages to the Braid SkyTrain Station.  Blueways: Reinforce and establish blueway connections. 
 

Parks and Green Space Principles: 

 Livability: Develop landscape strategies, including development of open space and 
streetscape designs to complement the built fabric and enhance urban livability. 

 Connectivity: Connect Hume Park and Brunette Creek through an improved 
Greenway connection. 

 Green Links: Enhance the relationship between Hume Park and the site by 
providing park-like incursions of green space into the site and attractive 

connections and routes between Hume Park and the development site. 

 Permeability: Create open spaces and greenways to promote permeability through 
the new neighbourhood and connectivity to adjacent residential and commercial 

areas. 

 Permeability: Enhance the physical and visual relationship between Hume Park 
and the new neighbourhood by creating permeable edges and greenway. 

 Character: Built form and landscaped open spaces working together to define the 

character of the overall neighbourhood.  Active Design: Development streetscape principles that encourage pedestrian 

movement, interaction and define a sense of place, as well as complement the 

urban fabric.  connections. 

 Social: Create vibrant places to gather, interact and play. 
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 Green Coverage: Encourage green coverage, natural habitat and biodiversity 
planning. 

 Green Corridors: Reinforce existing and new green corridors connecting parks and 
open space. 

 Sustainability: Ensure trees that maximize sustainable benefits to the community 
over an extended timeframe.  

 

Economic Principles 

 Efficiency: Make efficient use of the land and infrastructure by increasing density 
and the mix of uses, while ensuring that redevelopment is sensitive to adjoining 

uses. 

 Employment: Promote employment uses on site by providing flexible floor plate 
office buildings that will appeal to both larger and mid-sized and smaller groups. 

 Infrastructure: Optimize the use of existing public infrastructure, including roads, 
storm drainage sanity sewer water and other services. 

 Innovations: Encourage innovative high-quality urban design that fits the existing 
and future built form, enhances the streetscapes and refines the open space 

network. 

 Adaptability: Ensure that the site can adapt itself effectively to new social and 
economic conditions, programs, policies and technologies. 

 Timeless: Incorporate enduring design and durable materials. 
 

Environmental Principles: 

 Brunette River: Enhance Brunette River as a regionally significant, 
environmentally sensitive watercourse. 

 Greenway Connections: Improve the existing Greenway along the Brunette River 

and provide attractive, safe and convenient connections to the Greenway from the 

site and surrounding neighbourhood.  Restoration: Integrate habitat restoration in the Brunette River watershed and 

enhance the initiatives of various community groups, 

 Enhancement: Include recommendations in the Brunette Basin Watershed 
Management Plan to protect and enhance the integrity of the aquatic and terrestrial 

ecosystem of the watershed. 

 Water Management: Design with special attention to stormwater management, 
water collection, distribution and circulation within the development s ite. 

 Diversity: Promote ecological diversity of the built open space. 
 

Social Principles: 

 Social and Cultural: Ensure the adequate provision of facilities and amenities to 
meet the social needs of employees and residents who will work or live at the new 

development, as well as residents in the Sapperton neighbourhood, with specific 

consideration to educational needs, child care, health needs, safety and crime 

prevention. 
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 Collaboration: Collaborate with the School District and the parent community in 
developing the master plan for the site. 

 Diversity: Provide for a mix of local services and employment options, as well as 
different types of housing units in a variety of settings and densities for changing 

needs related to the life cycle. 

 History: Recognize and celebrate the history of the site and the larger Sapperton 
neighbourhood. 

 Walkability: Expand the walkable neighbourhood. Provide a safe and extensive 
network of pathways that encourage walking and biking in the neighbourhood. 

 Safety and Security: Design for safety and security. Ensure that CPTED (Crime 
Prevention for Environmental Design) principles are included in the planning 

framework, including lighting, traffic calming signage and housing orientation. 

 Community: Encourage a strong sense of place and community. 
 

These guiding principles have continued to guide the development of the Neighbourhood 

Plan and will also guide the amendment to the OCP and subsequent rezoning of the site. 

 

Sustainability Goals 

 

In alignment with Envision 2032 and the City’s polices, creating a sustainable community 

is an overarching goal for Sapperton Green. 

 

Community Livability and Social Equity: The concept is to provide opportunities for 

residents to live work and play in a safe and supportive environment. Access to civic 
resources to ensure a healthy and socially active environment and access to safe, adequate 

and affordable housing are cornerstones. A new community centre will provide for a 

variety of uses that will contribute towards the “heart” of the community. 
 

Environmental Leadership: The concept is based on the development of a higher density, 

transit oriented community which is key to minimizing the building footprint, reducing 

energy use and supporting low carbon producing forms of transportation. The 

development of Sapperton Green will provide an opportunity to enhance the ecological 

integrity of Brunette River. 

 

Vibrant Economy: The concept will capitalize on its location close to Skytrain and other 

transportation infrastructure to create a complete, mixed use environment with an 

emphasis on creating employment in the new economy. The neighbourhood will also 

have a strong, vibrant local commercial component that will support the employment 

function and be supported by the residents. 
 

Arts, Culture and Heritage: Sapperton Green will recognize the value of the arts, culture 

and heritage in creating a sense of place and will integrate the arts in installations, 

businesses and multi-use community spaces. 
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Concept Plan Framework 

 

The overall land use concept plan is to reflect the vision of Sapperton Green as a 
sustainable, mixed use, transit oriented neighbourhood.  The generalized concept plan is 

based on: 

 

 Incorporating comments received through community workshops;  Establishing and strengthening connections to the surrounding neighbourhood and 

amenities (Hume Park, Braid Station, Brunette River, Greenway, green finger 

network);  Enhancing urban livability by promoting the permeable pedestrian and bicycle 

networks and minimizing vehicular traffic; 

 Creating social nodes at the station and the community gateway; and  Encouraging a strong sense of place and community by creating a vibrant 
neighbourhood heart. 

 

 
Sapperton Green Concept Plan 
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The development concept for Sapperton Green is based on four precincts, the Braid 

Precinct, the Hume Park Precinct, the Station Precinct and the Neighbourhood Heart as 

shown in the map below. 
 

 

 

 

 

 
Sapperton Green Precincts 

 
The Braid Street Precinct will promote substantially office, commercial and to a lesser 

degree residential uses and will create a gateway to the site.  Land uses in this precinct 

will be primarily mixed-use with an emphasis on employment generating uses, particular 

office space. Ground floor retail will generally extend down Transit Way in an east-west 

axis. The central and northern edges of this precinct will seek to maintain flexibility with 

the residential and office uses proposed. 
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Braid Street Precinct 

 
The Hume Park Precinct will provide community uses and a mix of residential 

development types and tenures. Connections to the neighbourhood and Hume Park will 

characterize the urban form. This precinct will have a residential emphasis, contributing 
to a diversity of housing types to support the vision of a transit oriented neighbourhood 

and add vitality to the other components.  
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Hume Park Precinct 

 
The Station Precinct will promote office, retail, service and residential uses in higher 

densities close to the Braid Skytrain station. This precinct will capitalize on its location in 

close proximity to the Skytrain and will provide flexible land use responses to respond to 

market and social conditions. Residential uses in mixed-use configurations will add to the 

vitality of the precinct and enable office space to be constructed throughout the precinct. 

Rental housing will be introduced into this area.  
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Station Precinct 

 
The Neighbourhood Heart Precinct will serve as the vibrant, community focused centre 

of Sapperton Green, and will be overlapped by the three other precincts. This area will 

demonstrate a strong public realm and will act as a meeting and gathering space for 

residents, employees and visitors. Park, community and commercial uses will define 

active and quiet places to accommodate a variety of activities. The arrival plaza of this 

precinct is proposed to be located at the intersection of Braid Street and Rousseau Street 

and is connected to the station plaza by the linear park. 
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Neighbourhood Heart Precinct 

 

Policy Considerations 

 

The draft Neighbourhood Plan takes into account the following policy considerations: 
 

Housing Considerations 

 

The proposed neighbourhood plan and OCP amendment intends to increase the rental 

housing stock in the City by specifically providing opportunities for rental housing in the 

Station Precinct. Further, the plan will provide for a diverse mix of housing forms and 

unit types and sizes by providing for opportunities for townhouses, medium density and 

high density forms of housing. 

 

It is anticipated that the site could accommodate between 2,800,000 to 3,400,000 square 

feet of residential floor space. This would result in an estimated population growth of 

about 7,500 people over the 20 year time frame for the plan. 

 

Transportation 
 

This site is uniquely positioned from a transportation perspective as it has Braid Street 

Skytrain Station located directly on the site; is directly adjacent to a major vehicle 

corridor; and is adjacent to both the Central Valley and Brunette Creek Greenways. The 

neighbourhood plan proposes to take advantage of the excellent transit service on the site 
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and use explicit transportation demand actions and parking policies to encourage the use 

of non-vehicular forms of transportation. As well, specific attention is given to the 

creation of an excellent cycling and pedestrian network to encourage the use of  bicycles 
and walking. 

 

Vehicle access has been identified as the primary challenge to overcome for the proposed 

development site. The only existing access to the site is by Rousseau Street. Rousseau 

Street is served by Braid Street which becomes congested during peak hours. This would 

mean that the proposed development would add more pressure on an already busy Braid 

Street and would mean that access to the site would be difficult during these times of the 

day. 

 

The development team worked for several years with TransLink, the Ministry of 

Transportation and Infrastructure and the City in developing an alternative access option. 

The outcome was the identification of an alternative access point off of the Brunette / 

Highway #1 overpass that all agencies would be willing to consider as part of the site 

proposal. As part of the review of the OCP amendment, TransLink and the Ministry of 
Transportation and Infrastructure will be reviewing the proposals to address vehicular 

access to the site. 

 

 
Sapperton Green Circulation 
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Economic Development and Employment 

 

The Livable City Strategy (LCS) is the City Of New Westminster’s economic 
development strategy. The Livable City Strategy aims to: 

 

 Identify where jobs, investment and non-residential tax revenue will come from in 
the future; 

 Identify untapped economic development opportunities; 

 Encourage new economic development to help share the cost of improving the 
community; 

 Increase New Westminster’s share of regional employment growth.   
 

There is an expectation that this site will be used to provide a large amount of space for 

the development of employment generating uses. It is proposed that the site will 

accommodate a minimum of 500,000 square feet to a maximum of 1,000,000 square feet 

of office uses. A variety of office users will be accommodated through the provision of a 

range of building forms, a variety of floor plate sizes and floor heights that allow for 
flexibility and conversion to a range of uses.  

 

Further, it is expected that future business at the site will benefit from City initiatives 

related to the Intelligent City program, such as the installation of fibre technology. This 

infrastructure should attract businesses that require advanced connectivity capabilities. 

 

Environmental 

 

The new neighbourhood at Sapperton Green will create a compact and connected 

neighbourhood that will impact local climate change by reducing greenhouse gas 

emissions. The development will also implement sustainable design practices to address 

storm water management issues on site. 

 

The site is also located directly adjacent to the Brunette River which is an important, 

regionally significant ecological habitat location for salmon and other aquatic and non-
aquatic species. As indicated in Metro Vancouver’s  Ecological Health Action Plan, 2011, 

the natural habitat around the lower Brunette River has been severely compromised over 

the years and is limited by poor water quality, low summer base flows, a poor distribution 

of area suitable for rearing and relatively poor in-stream cover and habitat diversity.  

 

Sapperton Green will provide the opportunity to enhance the size and ecological integrity 

and function of this portion of the Brunette River Corridor. Future enhancements will 

continue to assist in the restoration work started by community volunteer groups such as 

the Sapperton Fish and Game Club. An environmental consultant has been retained by the 

applicant to continue working towards these policy objectives  
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The Ministry of Environment and the Department of Fisheries and Oceans will  be 

consulted in the review of the amendment to the OCP. Staff from Metro Vancouver will 

also be involved in reviewing opportunities for ecological enhancement of the Brunette 
River area. 

 

Public Realm and Urban Design 

 

A critical element of the public realm design for Sapperton Green is the consideration 

given to the creation of vibrant and active urban plazas in the Station and Braid precincts, 

along with the passive and natural feel of the Hume Park precinct. The objectives include 

the creation of an exciting pedestrian environment; the development of spaces which 

contribute to a sense of community and place; and the creation of a hierarchy of public 

and semi-public spaces. 

 

Parks and Green Space 

 

The subject site is well located for access to parks and green space. It is located directly 
adjacent to Hume Park and adjacent to both the Central Valley and the Brunette Creek 

Greenways. 

 

The neighbourhood plan seeks to augment existing adjacent active and passive amenities 

and provide park-like incursions of green space from the adjacent neighbourhoods and 

parks to encourage connectivity and permeability. There are opportunities to integrate the 

adjacent regional greenways with the pedestrian and cycle paths provided within the site. 

 

Social Impacts and Amenities 

 

Additional population will create demand for school and recreation facilities, child care 

centres, community meeting spaces and other social infrastructure. The demand for 

additional school and service capacity has been analysed and early discussions with the 

School District indicate that the school needs for the site could possibly be addressed 

through an expansion to Richard McBride Elementary School; however, further analysis 
and discussions will need to occur as new information becomes available about the types 

of housing to be built and timeframe for development. The draft neighbourhood plan 

provides for the provision of a future community centre generally located in the 

Neighbourhood Heart precinct, as well as a childcare facility located in a convenient 

location. Consultation is occurring with the Parks, Culture and Recreation Department 

and the Social Planner to determine the appropriate activities and uses that could be 

accommodated in these facilities. 

 

Servicing and Infrastructure 

 

The draft neighbourhood plan and proposed OCP amendment is being reviewed by the 

City’s Engineering Services Department to identify the scope of improvements to water, 
sanitary and storm sewer/drainage facilities that will be needed to service the site. 
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Particular attention will be given to storm water management. The specific needs of the 

Fire Department in terms of access and water supply will also be addressed. The project 

will work with the City to explore opportunities for the use of District Energy Systems. 
 

General Land Use Plan  

 

Land Uses for the Sapperton Green neighbourhood encourage mixed uses close to Braid 

Station and residential uses next to Hume Park as a transition between the park and the 

new community. The mixed uses include office, retail, and residential uses to support the 

vision of Sapperton Green as a sustainable transit-oriented community.  

 
Sapperton Green Proposed Land Use Plan 

 

The high level concept for density is proposed to increase on a gradation starting with 

lowest densities at the south west portion of the site (near Braid and Wilson Streets) and 

increasing north east through the site with highest densities located north of the Braid 

Street Skytrain Station. The maximum building heights range from low rise (3 to 8 
storeys) adjacent to the existing neighbourhood to high rise (up to 35 storeys) adjacent to 

the Skytrain station. It is important to note that the heights identified in the Land Use Plan 

will provide guidance and direction for the subsequent rezoning of the site, where height 

and density will be more specifically addressed. 
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Sapperton Green Proposed Densities 

 

Development Permit Area Guidelines 

 

Due to the scale of the proposed development and its context within the Sapperton Green 

Neighbourhood, Development Permit Areas will be developed for proposed inclusion in 

the OCP. These Guidelines will reinforce the principles developed for the neighbourhood 

plan and should make use of the following Development Permit Area categories in the 

Local Government Act: 

 

 protection of the natural environment, its ecosystems and biological diversity;  establishment of objectives for the form and character of commercial, industrial or 
multi-family residential development; 

 establishment of objectives to promote energy conservation;  establishment of objectives to promote water conservation;  establishment of objectives to promote the reduction of greenhouse gas emissions. 
 

The applicant’s submission expresses a strong commitment to quality urban design, 
habitat protection and rehabilitation, sustainable site development, building and landscape 

practices with a special consideration to include a responsible approach to water use, 

storm water management, energy and waste management.  
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Further, more detailed design guidelines for the site have been included in the draft 

neighbourhood plan. Both the Development Permit Area Guidelines contained in the 
OCP and the detailed neighbourhood specific guidelines will be considered in the review 

of all future development proposals. 

 

NEXT STEPS 

 

Staff recommends that the draft Neighbourhood Plan for the proposed Sapperton Green 

neighbourhood be endorsed as the basis for receiving community input on potential 

amendments to the OCP. The draft OCP amendment will be derived from the contents of 

the Neighbourhood Plan. The OCP amendment will contain the Land Use Designations 

based on the Land Use Plan described in this report. As well, an abbreviated 

Neighbourhood OCP Plan containing the required policies, strategies and actions 

pertinent to an OCP adopted as a schedule to the OCP. 

 

Staff recommends that the next stage of public consultation on the draft Neighbourhood 
Plan for the proposed Sapperton Green neighbourhood be used as the basis for a potential 

amendment to the OCP. This stage will involve meeting with the Community Advisory 

Group, the Sapperton-McBride Residents’ Association and holding a community Open 
House. At the same time, this report and the draft Neighbourhood Plan will be sent to the 

following committees, agencies and other groups for comment: 

 

 TransLink (Roads, Planning and Real Estate Divisions)-review underway  Ministry of Transportation and Infrastructure  Metro Vancouver Planning, Policy and Environment 

 Provincial Ministry of the Environment  Federal Department of Fisheries and Oceans  School District #40  Community and Social Issues Committee  ActiBiPed Committee  Environmental Advisory Committee 

 Parks and Recreation Committee  New Westminster Design Panel  City of Coquitlam   City of Burnaby 
 

Following the consultation, staff will provide Council with the results of consultation and   

a draft OCP amendment bylaw for its consideration. At that time, the formal statutory 

Section 879 review process will be initiated, and a date for the Public Hearing will be 

established. It is anticipated that an OCP amendment may be available for consideration 

at the end of summer or early fall. 
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INTERDEPARTMENTAL LIASION 

 

Staff from the Development Services, Engineering and Parks, Culture and Recreation 
Departments are participating as members of the staff team who have been working with 

the applicant’s consultants in the development of the neighbourhood plan for 97 Braid 
Street. 

 

OPTIONS 

There are three options for Council’s consideration; they are:  

1. Council endorse the draft Neighbourhood Plan for the proposed Sapperton Green 

neighbourhood as the basis for receiving community input on potential 

amendments to the Official Community Plan; 

 

2. Council direct staff to proceed to the next stage of public consultation on the draft 

Neighbourhood Plan for the proposed Sapperton Green neighbourhood  as the 

basis for a potential amendments to the Official Community Plan; or 

 
3. Council provide staff with an alternate direction. 

Staff recommends Option 1 and 2. 
 

CONCLUSION 

 

This report presents a draft Neighbourhood Plan for the Sapperton Green neighbourhood 

that is proposed to form the basis of an OCP amendment. The OCP amendment and 

subsequent rezoning would allow for a complete, mixed use, sustainable and transit-

oriented master planned community at 97 Braid Street.  

 

 

 

ATTACHMENTS: 

 

Appendix #1 - Draft Neighbourhood Plan 

Appendix #2 - Site Context Map 
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Site Information
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Sapperton has a long history dating back to early European 

settlement in the region more than 150 years ago.   

Sapperton’s name originates from the term ‘sapper’ which 

was the nickname for the Royal Engineers, who were to 

develop the region in 1858.

     Sapperton oicially became a part of New Westminster  

in 1889 and was still home to many of the Royal Engineers 

who settled in the area after the detachment was  

disbanded in 1863.  Sapperton people are proud of their 

neighbourhood in New Westminster.  Years ago, when it was 

proposed that real estate would sell better if the community 

changed its name to North Westminster, the change was 

met with strong disapproval and the name Sapperton was 

quickly returned.  (source: City of New Westminster)

     Historically the Sapperton community was home to a 

number of industrial businesses dealing with meat packing, 

brewing and distilling and the Sapperton Green site is no 

exception as it was originally home to the B.C. Distillery.   

A major employer in the community, the distillery’s payroll 

was one of the highest in B.C.

     Land that now forms neighbouring Hume Park was  

acquired from the distillery in 1912.  Originally called  

Brunette Park, given its location adjacent to the Brunette 

River, the park was renamed for Mayor Fred Hume who  

proposed a more formal park on the site in the 1930’s.

     Over time the industrial nature of the site changed  

and the Woodward’s Warehouses were established.   

Currently the site is home to a distribution centre,  

developed in the 1980’s prior to the introduction of  

the Braid SkyTrain Station in 2004.

Historical Context

Historical
Context
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Policy Context

Regional Plans, Policies and Strategies

Metro Vancouver Regional Growth Strategy

Metro Vancouver has experienced substantial growth  

over the past decade and this strong population growth is 

anticipated to continue. The Regional Growth Strategy  

(RGS) seeks to accommodate growth in ways that will both 

advance livability and sustainability. In order to do this the 

RGS addresses the following issues:

Accommodating Growth To Advance Livability  

and Sustainability

The region is expected to continue to grow by over  

35,000 residents per year. Growth without sprawl implies 

greater density of development. Carefully structured,  

this can reduce congestion, improve the economics of 

transportation infrastructure and public services, increase 

the viability of retail and service centres, foster the creation 

of vibrant centres of culture and community activities, and 

maintain an attractive and diverse urban environment.

Building Healthy, Complete Communities

As the region’s population both ages and grows in number, 

providing afordable and appropriate housing for residents 

at various stages of their lives is an ongoing challenge.  

Additionally, ensuring access to the key elements of a 

healthy social community – shops, personal services,  

community activities, recreation, employment, culture, 

entertainment and a safe and attractive public environment 

– requires careful planning primarily at the local scale, but 

also, to some extent, regionally.

       Future development on the subject site will help further 

four of the goals outlined in the RGS:

Goal 1 - Create a Compact Urban Area

Metro Vancouver’s growth is concentrated in compact  

communities with access to a range of housing choices,  

and close to employment, amenities and services.  

Compact transit- oriented development patterns help  

reduce greenhouse gas emissions and pollution, and  

support both the eicient use of land and an eicient  

transportation network.

Goal 2 - Support a Sustainable Economy

The land base and transportation systems required to  

nurture a healthy business sector are protected and  

supported. This includes supporting regional employment 

and economic growth. Industrial and agricultural land is  

protected and commerce lourishes in Urban Centres 

throughout the region.

Goal 4 - Develop Complete Communities

Metro Vancouver is a region of communities with a diverse 

range of housing choices suitable for residents at any stage 

of their lives. The distribution of employment and access to 

services and amenities builds complete communities 

throughout the region. Complete communities are  

designed to support walking, cycling and transit, and to 

foster healthy lifestyles.

Goal 5 - Support Sustainable Transportation Choices

Metro Vancouver’s compact, transit-oriented urban form 

supports a range of sustainable transportation choices.  

This pattern of development expands the opportunities  

for transit, multiple-occupancy vehicles, cycling and  

walking, encourages active lifestyles, and reduces energy 

use, greenhouse gas emissions, household expenditure  

on transportation, and improves air quality. The region’s 

road, transit, rail and waterway networks play a vital role in 

serving and shaping regional development, providing link-

ages among the region’s communities and providing vital 

goods movement networks.

Site Designation - RGS

Under Metro Vancouver Growth Strategy the site is  

designated as “General Urban”, which permits a range  

of uses including residential, commercial, institutional  

and recreational.

TransLink Transport 2040

Acting as TransLink’s 30 year long-range plan, Transport 

2040 will guide a majority of TransLink’s work and provides  

a strategy for Metro Vancouver’s transit related decisions.

       The plan seeks to create communities that are more 

“transit-oriented”.   One of the key goals of most land use 

and transportation plans in Metro Vancouver is to decrease 

our region’s reliance on the automobile and to promote a 

more sustainable living environment by encouraging higher 

density land around Frequent Transit Network hubs, such  

as SkyTrain Stations.  Frequent Transit Networks are deined 

as routes where transit service is provided every 15 minutes 

or better from morning to evening, every day of the week,  

on corridors with densities and land uses that promote 

maximum ridership.

       As outlined in Transport 2040 and in the RGS  “Frequent 

Transit Development Areas”  are intended to be additional 

priority locations to accommodate concentrated growth  

in higher density forms of development. They are located  

at appropriate locations along TransLink’s Frequent  

Transit Network. Frequent Transit Development Areas 

complement the network of Urban Centres, and are  

characterized by higher density residential, commercial  

and mixed uses, and may contain community, cultural and 

institutional uses. Urban design for these areas promotes 

transit-oriented communities where transit, cycling and 

walking are the preferred modes of transportation.

       Two of the TransLink regional goals resonate speciically 

with this site and transit-oriented development:

Goal 2 – Most trips are by transit, walking and cycling

 

Goal 3 – The majority of jobs and housing in the region 

are located along the Frequent Transit Network

Environmental / Riparian Zone Policies

To manage and protect the Brunette River, Metro Vancouver 

and other stakeholders, including the City of New  

Westminster, have established several initiatives including  

the Brunette Basin Watershed Plan (2001) and Ecological 

Health Action Plan (2011) that sets objectives for enhancing 

the river and identiies the Lower Brunette River between 

North Road and the Fraser River at Sapperton Landing as 

a high priority area. In 2005, the City of New Westminster 

enacted the Riparian Areas Protection bylaw to protect and 

enhance riparian areas along ish bearing watercourses,  

in keeping with the B.C. Ministry of Environment’s Riparian 

Areas Regulation and Fisheries and Oceans Canada’s  

Fisheries Act.
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City of New Westminster -  

City Wide Policies and Plans: 

Oicial Community Plan

The updated Oicial Community Plan expresses ambitious 

and comprehensive goals designed to achieve the  

community’s vision for the City. The primary goals of the  

Oicial Community Plan include the following:

•  Maintain or enhance New Westminster’s identity and 

   symbolic signiicance within the Lower Mainland and  

    British Columbia as a whole;

•  Encourage a livable, safe and healthy community by  

   providing a wide range of opportunities for housing, 

   employment, commerce, recreation, arts and culture, 

   transportation, nature and heritage preservation,  

   education and health services;

•  Provide for the balanced growth of residential,  

   commercial, industrial and institutional development;

•  Manage community growth to accommodate Metro  

   Vancouver’s population and employment targets for  

   2006 and 2021;

•  Make efective use of public infrastructure and community 

   facilities including transportation;

•  Provide a variety of housing choices that are afordable for 

    a variety of income ranges, and are appropriate for a  

   variety of residents;

•  Provide a variety of transportation choices that give  

    priority to walking, cycling, and transit;

•  Work towards designing communities in which residents 

   live within walking distance of parks, schools, guide and 

   manage growth in a manner which is consistent with  

   the principles of sustainable development and  

   complete communities;

•  Recreational facilities and commercial opportunities;

•  Maintain or enhance the quality of the environment; and

•  Reduce the need for automobile travel and the general 

   reliance on the automobile.

Afordable Housing Strategy

Adopted by Council in 2010, the Afordable Housing  

Strategy will enable the City to develop policies and  

tools that will promote housing afordability to meet the 

full range of incomes and needs in the City.  The Strategy 

focuses primarily on permanent housing, placing a greater 

emphasis on the City of New Westminster’s role as a  

facilitator in the development of afordable housing  

through the private market.

Secured Rental Policy

The Secured Market Rental Housing Policy, adopted by 

Council in 2013, seeks to retain, renew and encourage  

the development of secured rental housing.   Through a  

variety of regulatory and inancial tools the policy will  

increase the supply of market rental housing and ensure  

security of tenure over time.   As noted in the policy,   

“a secure and robust stock of rental housing contributes  

to the social diversity and economic health of the City,  

and to the development of community sustainability.  

Rental housing provides an option for those who cannot  

aford ownership housing as well as for those who need  

lexible shorter-term housing options.”

Master Transportation Plan

The City of New Westminster is working on its Master  

Transportation Plan that will guide decision-making  

for transportation over the next 25 years and beyond.    

It is anticipated that the updated Master Transportation  

Plan will recommend improvements for all modes of  

transportation, including walking, cycling, public transit, 

goods movement, and vehicles.   This plan will ensure that 

future transportation investments work towards achieving 

the City’s strategic goals, make the best use of our tax  

dollars and help shift towards a more sustainable future.

Transit Oriented Developments Policy

The policy considers reduction in parking requirements  

in developments which qualify as a Transit Oriented  

Development (TOD).
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Issues:

•  The North Fraser Perimeter Road and the United Boulevard 

   Extension transportation projects, which are currently in 

    process, could impact the site through traic pattern and 

    land use changes;

•  The strong single family detached residential area to the 

   west will need to have some sort of bufering transition 

    zone between it and the denser, more urban development 

   proposed for the site;

•  Braid Station is underutilized due to the low density,  

   industrial land uses, and has poor pedestrian connectivity 

   to the surrounding neighbourhood;

•  Rail lines run through adjacent properties;

•  Traic problems around Brunette Avenue and Braid Street 

    have existed for a considerable time. This project will need 

   to consider how it mitigates its afect on the system; and

•  There is a designated view corridor down Braid Street that 

   may need to be reviewed.

City of New Westminster - Community or Site 

Speciic Plans, Policies and Zoning: 

Brunette Creek Neighbourhood Plan

Adopted in 2002, The Brunette Creek Neighbourhood  

Plan forms a part of the City’s Oicial Community Plan.  

The Braid Station area is designated as Business Park (BP) 

within the Brunette Creek Neighbourhood Plan. Within  

this designation, the Plan stipulates:

      The area will include business park and related uses, 

including non-population dependent oice uses and/or 

public transportation facilities.  In the Brunette Creek  

neighbourhood, residential uses will also be considered 

within this designation. 

       Speciically the plan states the following for the area:

•  Encourage business park and related uses that, through 

   their proximity, complement each other and promote  

    the use of available transportation options;

•  Review and consider the potential for housing in this  

    area as a bufer between existing residential and  

   non-residential uses;

•  Ensure the design for any residential land uses is  

   sympathetic to existing residential uses (e.g. enables  

   adequate light and open space); and

•  Encourages site development that promotes connections 

   from the area to the Brunette-Fraser Greenway.

Child Development Hubs (HUBS)

As a member of the Early Childhood Development Public 

Partners’ Committee #40 and the United Way of the Lower 

Mainland the City of New Westminster is working to develop 

four HUBS in New Westminster. HUBS act as focal points for 

neighbourhoods and enable families to access a continuum 

of services.  HUBS support the healthy development of 

children, youth and families and include at least two child 

development or family strengthening services, one of which 

is a licensed childcare program.

       In March 2012 a needs assessment for an Eastside HUB 

was undertaken.   This assessment identiied the Sapperton 

neighbourhood, preferably in the vicinity of East Columbia 

Street as the ideal or preferred location within the Eastside 

of New Westminster for a HUB.  Reasons outlined are noted 

below:

•  Easy walking distance from population and employment 

   centres – i.e., 41.3% of the population live in the Sapperton 

   neighbourhood and Royal Columbia Hospital and  

   TransLink are major employers; 

•  Access to convenient transit connections, including the 

   Braid and Sapperton SkyTrain stations; 

•  Close proximity to schools – i.e., Hume Park and Richard 

   McBride Elementary Schools; 

•  Location of parks and outdoor recreational opportunities – 

   e.g., Hume and Sapperton Parks; 

•  Proximity to other child development programs,  

   including licensed child care and the Strong Start Early 

   Learning Centre at Richard McBride Elementary School; 

•  Proximity to future development sites, including the  

    development at the Braid SkyTrain station and the Royal 

    Columbian Hospital expansion; 

•  Relatively level topography along East Columbia Street, 

   with good availability of accessibility infrastructure,  

   including curb letdowns and pedestrian crossings.  With 

   regard to potential opportunities, the following have been 

   documented. It should be cautioned that this listing is very 

    preliminary and does not imply interest in a HUB by any of 

    the identiied property owners or parties.

Policy
Context

Station Area Plan for Braid Station 

The vision for the Braid Station area is for a “campus-like  

oice park”, employment centre with transit access,  

convenient amenities, walkable streets and views.  The Braid 

Station plan identiies numerous opportunities and issues 

related to the area.

Opportunities:

•  SkyTrain line access and the Braid Station location ofers 

   the potential to apply (TOD) concepts such as higher  

   densities, mixed uses, and parking reductions;

•  Close proximity to Hume Park ofers opportunities to  

   enhance connectivity to the park and increase park  

   utilization and amenities;

•  The sites have a large, unrealized development potential 

   and urban design potential;

•  Most of the surrounding area is built out, so other changes 

   will happen mainly through inill and redevelopment  

   projects with a longer timeline;

•  The sites are located at the eastern edge of the city,  

   and could be major entrance/welcome points into the city,  

    “The Eastern Gateway”;

•  Concept land use, urban design and greenway plans have 

   already been completed, so these can be used as inputs  

   or guidelines for the actual design and layout plans;

•  Adaptive/lexible designs could be emphasized, so  

   that uses are not constrained, and the promotion of  

   diferent uses to suit diferent economic and social  

   situations is enabled; and

•  A ine grained street and pathway network would  

    enhance connectivity, increase walkability, and improve  

   pedestrian routes close to the SkyTrain and other public 

   transit services.
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Plan/Amendment Process

Plan /
Amendment
Process

The planning process for the Sapperton Green site was  

initiated in 2011.   Work completed as part of this process  

has guided the development of this Sapperton Green  

Neighbourhood Plan.

       The project team collaborated with City of New  

Westminster staf and outside regulatory agencies  

throughout the Oicial Community Plan Amendment Process.

       In 2011 Council endorsed the planning process and  

related public consultation program.  This consultation  

program ensured stakeholder and public involvement  

through a variety of methods, including:

•  Public Open Houses;

•  Establishment of a Community Advisory Group; 

•  Community Workshop;

•  Targeted sessions with various stakeholder groups; 

•  Sharing of ideas and solicitation of feedback through  

   comment forms, website (www.sappertongreen.com); and

•  Reporting on the outcomes of public meetings to Council 

    and Residents.

       Broad public input was obtained through these  

consultation methods.  Residents, business owners,  

employees, property owners, as well as representatives  

of stakeholder groups engaged in discussion and  

provided input.  

       The Community Advisory Group was established  

to ensure that key interest groups and individuals  

are given an opportunity to provide advice and input  

to the project team in regards to Public Engagement  

and plans for the redevelopment of the site.  The group  

acted as representatives of the neighbourhood, interest 

groups and the larger community.  They reviewed materials  

to be presented at Public Open Houses to conirm that  

the information was accurate, fair and comprehensible to  

the local community.

       Five Public Open Houses and one Community Workshop 

were held.  These events were designed to be sequential and 

solicit speciic information relevant to the particular phase 

of the process.  After each open house a consultation report 

was circulated to staf and posted on the project website. 
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Vision Statement

Sapperton Green is envisioned as a vibrant urban  

neighbourhood that integrates a complementary mix of  

residential, retail, oice and community uses to create a  

compact, complete neighbourhood.  

       This transit-oriented master planned community will  

celebrate the history of the site and Sapperton.  Supported  

by sustainable development objectives it will reunite the 

larger Sapperton community with the Brunette River and  

surrounding greenway.

  

The proposed goals are deined to achieve the vision through 

these urban design approaches:

Goals

Unique Identity:  Create a unique sense of place that  

celebrates the site’s gateway location into New Westminster 

and the adjacent uses of Hume Park, Brunette River and  

the Sapperton residential neighbourhood.

Connectivity:  Ensure site is connected to neighbourhood  

and greater community. Provide activities and facilities for  

the surrounding neighbourhoods and the greater  

community.  Create obvious physical connections within  

the site to landmarks, special places, work centres and  

amenities.  Capitalize on the adjacent rapid transit network 

connection to the region.

Diversity: Create a dynamic mix of uses to support all-day 

activity, safety and a full sense of community.  Provide for  

a range of types of homes, employment options, services  

and amenities that complement surrounding land uses and 

are accessible to all age groups.  

Legacy:  Recognize and celebrate the history of the site and 

the larger Sapperton Community.

Innovation:  Provide a design that is innovative, sustainable, 

timeless as well as responsive to market trends.  

Design Excellence:  Develop an outstanding neighbourhood 

with urban design language that is readily understandable  

to the general public. Provide a design that is eicient, 

functional and responds to the needs of target users while 

retaining the lexibility through design to adapt to changing 

future needs.  

Sustainability:  Ensure project is environmentally, socially  

and economically sustainable and contributes to the overall 

viability of the larger community.

Respectful Transitions:  Ensure project respects and  

enhances the existing surroundings, speciically Hume  

Park, Brunette River and surrounding greenway, and  

residential areas.  

Vision
Statement
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Principles

The following planning principles are established in guiding the 

development of the Oicial Community Plan and the Sapperton 

Green Neighbourhood Plan to achieve the vision and goals:

Land Use Principles

•  Transit Orientation:  Promote a vibrant transit-oriented 

   development that has a mix of land uses including oice, 

   commercial and residential. 

•  Employment:  Promote employment uses on the site 

   including opportunities for a variety of oice building loor 

    plates to maximize the appeal of oice users. 

•  Urban Design: Ensure high quality design of buildings and 

   attention to streetscape details. 

•  Institutional Uses:  Promote land uses which are  

   synergistic and supportive of the health and education  

    sectors, particularly Royal Columbian Hospital and  

   Douglas College. 

•  Services:  Promote the development of land uses which 

   provide shops and services to employees working in  

   the vicinity and as well as surrounding residents. 

•  Residential Diversity:  Promote a diversity of residential 

   types including a mix of unit sizes and tenures. 

•  Sense of Entry:  Include elements of built form that  

    will convey a sense of arrival and the gateway to  

    New Westminster. 

•  Gathering:  Include important spaces for gathering and 

   public social events. 

•  Density:  Include a higher density of uses that align  

    with local and regional goals.

Transportation Principles

•  Transit Focused:  Capitalize on the superior transit location 

   and infrastructure at Braid Station. 

•  Brunette/Braid:  Mitigate the impacts of the transportation 

    corridor on land uses. 

•  Connectivity:  Provide new and improve existing  

    pedestrian and bicycle linkages to Sapperton speciically 

   and the rest of the City generally. 

•  Pedestrians/Cyclists:  Provide safe, convenient and  

   attractive pedestrian and cycle routes throughout the  

   site and speciically to the Braid Station. 

•  Linkages:  Focus on linkages to the Braid SkyTrain Station,

   city and regional trails and greenways*.

•  Blueways: Reinforce and establish blueway connections*.

Parks and Green Space Principles

•  Livability: Develop landscape strategies, development of 

   open space and streetscape designs to complement built 

   fabric and enhance urban livability. 

•  Connectivity:  Connect Hume Park and Brunette River 

   through an improved greenway connection. 

•  Green Links:  Enhance the relationship between Hume Park 

   and the site by providing park-like incursions of  

   greenspace into the site and attractive connections and 

   routes between Hume Park and the development site. 

•  Permeability:  Create open space and greenways to  

   promote permeability through the new neighbourhood 

   and connectivity to adjacent residential and  

   commercial areas*.

•  Character:  Built form and landscape open space working 

   together to deine the character of the overall  

   neighbourhood*.

•  Active Design: Develop streetscape designs that  

   encourage pedestrian movement, interaction, deine a 

   sense of place as well as complement the urban fabric*.

•  Permeability: Enhance the physical and visual relationship 

   between Hume Park and the new neighbourhood by  

   creating permeable edges and greenway connections*.

•  Social:  Create places to gather, play, places with vibrancy*.

•  Green Coverage: Encourage green coverage, natural  

   habitat and biodiversity planting.

•  Green Corridors:  Reinforce existing and new green  

   corridors connecting parks and open spaces.

•  Sustainability:  Ensure trees that maximize sustainable 

   beneits to the community over an extended time frame.

Economic Principles

•  Eiciency: Make eicient use of the land and infrastructure 

   by increasing density, mix of uses on site, while ensuring 

   that the redevelopment is sensitive to adjoining uses*.

•  Employment:  Promote employment uses on site by  

   providing lexible loor plate oice buildings that will  

   appeal to both larger, mid-sized and smaller groups*.

•  Infrastructure:  Optimize the use of existing public  

   infrastructure, including roadways, storm drainage,  

   sanitary sewer, water and other services*.

•  Innovation:  Encourage innovative high-quality urban  

   design that its the existing and future built form,  

   enhances the streetscapes and reines the open  

   space network*.

•  Adaptability: Ensure that the site can renew and adapt 

   itself efectively to new social and economic conditions, 

   programs, policies and technologies*.  

•  Timeless:  Incorporate enduring design and durable  

   materials*.

Environmental Principles

•  Brunette River:  Enhance Brunette River as a regionally 

   signiicant, environmentally sensitive watercourse. 

•  Greenway Connections: Improve the existing Greenway 

   along the Brunette River and provide attractive, safe and 

   convenient connections to the Greenway from the site  

   and surrounding neighbourhood. 

•  Restoration:  Integrate habitat restoration in the Brunette 

   River watershed and enhance the initiatives of various 

   community groups.

•  Enhancement:  Include recommendations in the Brunette 

   Basin Watershed Management Plan to protect and  

   enhance the integrity of the aquatic and terrestrial  

   ecosystem of the watershed. 

•  Water Management:  Design with special attention to 

   stormwater management, water collection, distribution 

   and circulation within the development site*.

•  Diversity:  Promote ecological diversity of the built  

   open space*.

Social Principles

•  Social and Cultural: Ensure the adequate provision of 

   facilities and amenities for the social needs of employees, 

   residents who will live at the new development as well 

   as residents in the Sapperton neighbourhood with speciic 

   consideration to educational needs, child care, health 

   needs safety and crime prevention. 

•  Collaboration:  Collaborate with the School District and 

   the parent community in developing the master plan  

   for the site. 

•  Diversity:  Provide for a mix of local services and  

   employment options as well as diferent types of housing

   units in a variety of settings and densities for changing 

   needs relating to our life cycle.

•  History: Recognize and celebrate the history of the site  

   and the larger Sapperton Community*.  

•  Walkability:  Expand the walkable neighbourhood.  Provide 

   a safe and extensive network of pathways that encourage 

   walking and biking in the neighbourhood*.

•  Safety and Security:  Design for safety and security.   

    Ensure that CPTED (Crime Prevention Through  

   Environmental Design) principles are included in the  

   planning framework including lighting, traic calming, 

   signage and housing orientation*.

•  Community:  Encourage a strong sense of place  

   and community*.

Principles

* Denotes principles added to the City of New Westminster approved principles.
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Sustainability

Creating a sustainable community is an overarching goal  

for Sapperton Green. 

       The framework guiding the implementation of  

sustainability throughout New Westminster is Envision New 

Westminster 2032. It identiies four sustainability pillars: 

Community Livability and Social Equity, Environmental 

Leadership, Vibrant Economy, Arts and Culture. As a City 

policy document, the Sapperton Green Neighbourhood Plan 

is a tool for translating the intent of Envision 2032 into the 

development of the neighbourhood, across all four pillars:

Community Livability + Social Equity

Sapperton Green will be livable and sustain a good quality 

of life. It will provide opportunities for residents to live, work 

and play in a safe and supportive environment. It will foster 

a strong sense of community and belonging.

       Access to civic resources and services are key to  

community livability and individual equity, including  

fostering healthy lifestyles and encouraging social  

interaction. This means taking full advantage of public  

transportation infrastructure and co-locating housing  

with jobs, parks and open space, recreation facilities,  

community services, and other amenities. Extensive  

greenways and open spaces throughout the site will  

connect to and enhance neighbouring Hume Park. Many  

of the needs of the community will be able to be met within 

the Sapperton Green neighbourhood. This is particularly 

important as the development of this neighbourhood will 

bring a signiicant increase in Sapperton’s population of 

residents, employees and visitors.

       Access to safe, adequate and afordable housing is also 

fundamental to the physical, economic and social well-being 

of individuals, families and communities. The Sapperton 

Green neighbourhood will provide a choice of housing, 

including a range of unit types and tenures, accessible  

and adaptable housing, and afordable housing options.

       The urban design of the neighbourhoods in which  

we live also plays a central role in our overall quality of life.  

The design of architecture, streetscapes and public outdoor 

spaces in Sapperton Green will provide an attractive  

environment for people, take steps to minimize the  

negative impacts of urban living (such as noise, vibration, 

poor air quality), and create a neighbourhood that relects 

the unique character of this part of New Westminster.

Environmental Leadership

Sapperton Green will play an important role in sustaining 

a healthy environment. The development will be focused 

around Brunette SkyTrain Station and will provide for the 

daily needs of residents and local employees within a highly 

walkable neighbourhood setting. People will be able to live, 

work and play within the same area and will have easy  

access via transit to other city and regional destinations.

       As a transit-oriented, complete neighbourhood,  

Sapperton Green will help to achieve the City’s greenhouse 

gas emissions target by supporting low carbon-producing 

modes of mobility like walking, biking and transit. Buildings 

will be designed and constructed to reduce energy use. 

       North of Sapperton Green is the Brunette River, located 

within Hume Park and paralleled by the Brunette-Fraser  

Greenway. The River is an important local and regional  

natural area that supports wildlife, including Salmon  

spawning. The development of Sapperton Green will  

provide the opportunity to enhance the size and  

ecological integrity and function of this portion of the 

Brunette River corridor. The neighbourhood’s open space 

network will provide many opportunities for integrated 

stormwater management.

Sustainability

Community
Livability + 
Social Equity

Environmental
Leadership
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Arts, Culture, and Heritage

Sapperton Green will recognize the value that arts, culture 

and heritage bring to the community in terms of livability 

and creating a sense of place.

       Building on the multi-cultural community of the city  

as a whole, diverse cultures will create a vibrant mosaic in 

Sapperton Green, which will support opportunities for  

sharing diferent traditions and experiences.

       The neighbourhood character will be interesting and  

diverse and will relect the heritage and unique sense of 

place of the site and the Sapperton area in general.

       The arts will be expressed and integrated in Sapperton 

Green, through installations, multi-use community space, 

and vibrant businesses that support visible presence of  

artist and artisanal activity.

Vibrant Economy

Sapperton Green will capitalize on the signiicant advantage 

of proximity to SkyTrain to create a fully mixed-use  

neighbourhood with large areas of oice, retail, and  

other commercial uses that contribute to the economic  

sustainability of the whole city. Recreational and social  

services and other amenities will bolster the attractiveness  

of the neighbourhood for business. Through the Intelligent 

City Initiative, businesses and residents will access a  

high-speed ibre network and create a digitally inclusive  

area of innovation. As New Westminster’s economy  

continues to diversify and grow Sapperton Green will  

provide a regionally central, well-connected and  

transit-oriented neighbourhood where employers and  

employees from many economic sectors want to be located.

       Sapperton Green will also have a vibrant, safe and  

comfortable neighbourhood commercial centre with a  

wide variety of goods and services, well-supported by  

the local residents and employees. The diversity of oice  

and commercial space will support a variety of business  

types, from international and national to small and  

local-family-owned companies. Businesses in Sapperton 

Green will be an integral part of the community,  

providing meaningful employment and contributing  

to neighbourhood social initiatives. 

Arts,
Culture, +
Heritage

Vibrant
Economy
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Housing

Introduction

Relecting the land use principles of promoting diversity of 

residential types, Sapperton Green will provide a variety of 

multi-family housing choices, accommodated in low, mid 

and high density building forms.  Residential uses will be 

found in all three precincts on site, with the Hume Park  

precinct being residential only and both the Braid and  

Station precincts having residential, retail and oice uses  

in a mixed-use format. 

       The site will see a range of building types as well as a  

mix of unit types and tenure. Residential building forms  

will range from townhouses to high-rise apartments with  

no single-family homes.  All buildings will be sited to be 

mindful of adjacent uses, solar orientation, shadowing, view 

impacts and will seek to create a skyline with visual interest.

       

Policies

•  The site will accommodate a minimum of 2,800,000  

    square feet and a maximum of 3,400,000 square feet  

    of residential uses.  

•  The distribution of residential land use will generally be  

    in accordance with the Density/Height Map (See page 39).

•  A diversity of residential types including a mix of building 

    forms, unit sizes and tenures will be encouraged.

•  A variety of multi-family housing forms will be encouraged 

    and include:

       •  Low Density Multi-Family (up to 8 storeys)

              •  This designation provides low density residential 

                 uses that may include townhouses (side-by-side  

                 or stacked) and apartments in a low-rise form.  

       •  Low Density Mixed Use (up to 8 storeys)

              •  This designation provides residential apartment 

                 uses over retail and/or oice uses in a low-rise form. 

       •  Medium Density Multi-Family (up to 12 storeys)

              •  This designation provides for medium density 

                 residential uses that may include townhouses  

                 (side-by-side or stacked), apartments, or a  

                 combination including apartments over  

                 townhouses in a mid-rise form.  

       •  Medium Density Mixed Use (up to 12 storeys)

              •  This designation provides for medium density  

                 residential development including apartments over 

                 retail and/or oice uses in a mid-rise form.

       •  Medium-High Density Multi-Family (up to 25 storeys)

              •  This designation provides for medium density 

                 residential uses that may include townhouses  

                (side-by-side or stacked), apartments, or a  

                 combination including apartments over  

                 townhouses in a mid-rise form.  

       •  Medium-High Density Mixed Use (up to 25 storeys)

              •  This designation provides for medium density  

                 residential development including apartments over 

                 retail and/or oice uses in a mid-rise form.

       •  High Density Multi-Family (up to 32 storeys)

              •  This designation provides for high density  

                 residential development in a high-rise form.

       •  High Density Mixed Use (up to 32 storeys, with one 

            building up to 35 storeys)

              •  This designation provides for high-density  

                 residential development over retail and/or oice 

                 uses in a high-rise form.

•  Increase housing choice on site by providing market rental 

   housing on site.

•  Wherever possible ground oriented units will be oriented 

   to the street or parks and open space areas.

•  High-rise building forms will be integrated with low to 

   mid-rise apartment or townhouses and where possible 

    ground-oriented units will be encouraged.

•  Ensure the design of residential units in mixed-use  

   buildings will be integrated with the form and character  

   of the commercial uses.

•  Universal design and accessibility will be functionally 

   integrated into the design of residential units in order 

    to help satisfy the diverse and changing housing needs  

   of people.

•  Ensure individual units, their entries and private outdoor 

   spaces are designed to maximize privacy and clearly  

   delineate private and public spaces.

•  In general, buildings will be sited to enhance and reinforce 

    the surrounding streetscape and open space. Location  

   of built form shall capitalize on solar orientation.

•  Building form, character and urban design elements of 

   multi-family units will be consistent with the Development 

    Permit Area Guidelines.  All residential development will 

    be required to obtain a Development Permit as outlined  

    in Section 7 of the Neighbourhood Plan.

•  Sustainable planning principles will be implemented,  

   consistent with Section 3 of the Neighbourhood Plan. 

Housing
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Employment

Introduction

Corresponding to the economic principles of promoting  

employment uses on the site, a range of employment  

uses are envisioned and will be located in the Braid  

Precinct as well as the Station Precinct.  These mixed  

use employment and residential zones would provide a  

transition between the existing industrial uses and busy 

transportation corridors on the south and east edges of the 

site and the residential uses in the interior of the site.  

Oice/Business Policies

•  The site will accommodate a minimum of 500,000 square 

    feet and a maximum of 1,000,000 square feet of oice uses.

•  A variety of oice users will be accommodated through  

   the provision of:

       •  A range of building forms

       •  A variety of loor plate sizes

       •  Floor heights that allow for lexibility and conversion  

           to a range of uses

•  The distribution of oice/business uses will be generally in 

   accordance with the Density/Height Map. (See Page 39)

•  Buildings and landscape elements will be consistent with 

   the Development Permit Area Guidelines in Section 7 of 

   the Neighbourhood Plan.

•  The viability of the site will be reinforced and strengthened 

   by permitting mixed-use buildings with retail and oice

    activities on the lower storeys and possibly residential  

   uses above.

•  All employment development will be required to obtain a 

   Development Permit as outlined in Section 7 of the  

    Neighbourhood Plan.

Employment

Retail Policies

•  The site will accommodate a minimum of 100,000 square 

   feet and a maximum of 300,000 square feet of retail uses.

•  The distribution of retail uses will be generally in  

    accordance with the Density/Height Map. (See Page 39)

•  Encourage a wide range of retail including cafes,  

   restaurants, neighbourhood serving retail, anchored with 

   grocery and/or drug store use to meet the needs of future 

   Sapperton Green residents and employees and the larger 

   Sapperton Community.

•  Support an active, vibrant retail shopping experience 

   through public realm enhancements such as wide side 

    walks, landscaping, rain protection, lighting, seating, bike 

    racks, and plazas and open spaces where feasible.

•  Buildings and landscape elements will be consistent with 

   the Development Permit Area Guidelines in Section 7  

   of the Neighbourhood Plan.

•  The viability of the site will be reinforced and strengthened 

   by permitting mixed-use buildings with retail and oice 

   activities on the lower storeys and residential uses above.

•  All employment development will be required to obtain a 

   Development Permit as outlined in Section 7 of the  

    Neighbourhood Plan.
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Transportation

Introduction

Sapperton Green will have a mix of residential and  

employment uses, supported by new community-oriented 

commercial uses (retail, local services, cafes), to maximize  

the beneits and synergies with being located next to the 

SkyTrain station and bus loop at Braid Street. 

Outlined below are the key policy principles:

•  Provide an appropriate scale and context for the  

   SkyTrain Station and bus loop to support its current and 

   future demands;

•  Provide commercial activities to create a more self- 

   contained community with less reliance on auto use;

•  Prioritize pedestrians, cyclists, and transit users ahead  

    of private vehicle movements;

•  Use lower parking levels over time consistent with the 

    accessibility of the location; and,

•  Complement the accessibility of the location with  

    Transportation Demand Management measures to 

   maximize opportunities for transportation choice and 

    lower vehicle demands. 

The following policies are supported by the Transportation  

Principles for the site which focus on linkages to and from  

Braid station, the Braid and Brunette transportation corridor, 

pedestrian and bicycle linkages, and green and blueway  

connections.

Regional and City Transit-Oriented Policies

New Westminster, Metro Vancouver and TransLink’s  

policy objectives are all supportive of Transit Oriented  

Development (TOD). 

       Metro Vancouver’s 2040 regional growth strategy  

targets two-thirds of growth in Urban Centres and other 

transit-accessible locations. It also advises, “compact  

transit-oriented development patterns help reduce  

greenhouse gas emissions and pollution, and support  

both the eicient use of land and an eicient transportation 

network.”

       TransLink is also supportive where it advises:  

“transit-oriented is one of the key goals of most land use  

and transportation plans in Metro Vancouver…communities 

are not only more livable, sustainable, resilient and  

economically thriving, they also support higher levels  

of walking, cycling and transit and result in lower levels of 

automobile use and greenhouse gas emissions.”

       New Westminster’s Envision 2032 recommended  

framework includes, “future growth is focused primarily  

into transit-oriented nodes and corridors that respect  

existing neighbourhood character and can be developed 

into complete, compact areas that are walkable and have 

good access to frequent transit services.”

Pedestrian Policies

•  Provide local amenities and activities within the master 

   plan to support the day-to-day needs of the community; 

•  Develop a ine-grained street and walkway network that 

    aligns with the surrounding neighbourhood networks 

   along with the Braid Street, Brunette Avenue, and East 

    Columbia Street corridors and which all feed through to 

   the Braid Street SkyTrain Station and commercial  

    activities;

•  Ensure permeability for pedestrians is higher than other 

   travel modes through the development of short  

    street-blocks that are interwoven with a iner-grain of 

    internal walkways; 

•  Develop a generous public realm on higher  

    vehicle-volume streets and supportive of the comfort  

    and safety of pedestrians, while on lower-volume streets 

   consider opportunities for a shared street environment;  

•  Develop street-oriented retail uses to create a walking 

    experience that is engaging and attractive for relaxing 

   and strolling;  

•  Reduce crosswalk distances through the use of corner 

    bulges or develop narrower street designs, all supportive 

   of creating a walkable neighbourhood.

Cycling Policies

•  Provide separated and direct connections for the Central 

    Valley / Crosstown, and Brunette-Fraser Regional  

   greenways to converge at the SkyTrain station with a 

   design supportive for users of all ages and abilities;

•  Look to develop interim arrangements for the greenways 

    until new streets or connections are developed;

•  Examine opportunities for way-inding at the meeting 

    points of greenways and / or where there is change  

    in alignment;

•   Provide secure and convenient bicycle storage facilities 

    for each land use, where for example employees should 

    have end-of-trip facilities such as showers and lockers; 

•  Subject to Translink’s approval, explore opportunities to 

   develop a central bike storage facility at the station to 

   meet the needs of commuters and other day-to-day users. 

Transit Policies

•  Create a ‘sense of arrival’ at the Braid Street SkyTrain 

    station with strong connections through the master plan 

    to Braid Street, Brunette Avenue, and East Columbia 

   Street along with to local neighbourhood streets;

•   Ensure land uses surrounding the station provides ‘eyes 

    on the street’ through overlooking from buildings or 

    generating activity levels at all times of the day;  

•  Work with TransLink to attempt to ensure that the  

   development plan complements the station and does  

   not compromise existing bus only connections; and,

•   Ensure the street design, including the new connection 

   planned to Brunette Avenue, does not interfere with 

   TransLink’s existing requirements for buses.

Transportation
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Transportation Demand Management Policy

•     Complement the development site’s accessibility to  

      transit and greenways through Transportation Demand 

      Management initiatives for maximizing opportunities to 

     increase choice and lower vehicle demands, such as:

 •  Car-sharing vehicles for employees and  

     residents with preferential parking locations;

 •  Promote 3rd Party Transit subsidy through either  

       car-share membership or TransLink’s employee 

                    discount program; 

 •  Ride-sharing promotion among staf with the 

       possibility of preferential parking; and,

 •  Setting up a monitoring program on how  

       residents and employees travel as the master 

        plan grows and matures.

Parking Policy

•  Maximize street parking opportunities within the master 

    plan to support visitor and other short-term needs, and 

   look for ways to manage its use through time-controls  

   or charging mechanisms; 

•  Investigate an opportunity for a communal parking  

   facility that would serve commercial and community  

    activities and which could also be used by visitors to the 

   oice or residential buildings; 

•   Adopt parking ratios for each of the main land use  

    components consistent with the accessibility of the 

    location to transit and locate the majority within  

    structured parking facilities; and, 

•  Seek opportunities in the early phases to use surface 

    parking that would be removed overtime as individual 

   parcels are developed and this transition would relect 

   the community’s growing maturity.  

Transportation

Street Connection and Design

•  Continue to develop the planned site access to 

   Brunette Avenue working in concert with the City of New 

   Westminster, Ministry of Transportation and Infrastructure, 

    and TransLink with the goal of mitigating any material 

    impact on the low of trucks and buses along with 

    general vehicles;

•  Develop the Rousseau Street connection with Braid 

    Street to accommodate the future vehicle demands while     

    not compromising pedestrian accessibility and comfort; 

•  Preserve the existing transit-only connections to the 

    Braid Street SkyTrain exchange, i.e. the right turn from 

   Brunette and the left-turn to Brunette via Braid;

•  Explore traic calming design features to deter non-local 

    movements through the master plan and which will  

    support an environment that is comfortable for  

    pedestrians and cyclists to move around;

•  Develop diferent street types to accommodate the  

   projected demands and expected function, including:

 •  Commercial and transit streets with a generous 

    travel lane width along with parking lanes  

         located on each side; 

 •  Residential streets with narrower travel lane 

        widths supporting a compact street cross  

    section, relective of the lower demands; and,  

 •   Explore the opportunity to create a mews / 

       woonerf street form that is shared with all users, 

     and has an intimate and a slow-moving feel. 
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Servicing + Infrastructure Community + Individual Wellbeing

Introduction

Expansion of the City’s water, sewer and service  

infrastructure will be needed to accommodate the  

proposed increase of 7,661 people over the 20-year  

time frame of this plan. While recognizing the importance  

of satisfying the functional demand created by the growth  

in population and business activity, the planning of new  

infrastructure will also take into account the impacts on  

the environment, particularly from a stormwater  

management perspective.

Policies

•     The City will develop a servicing strategy to determine the 

     scope of expansion, cost and phasing of improvements 

     to water, sanitary and storm sewer infrastructure that will 

     be required to service Sapperton Green.

•    Ensure new development provides an equitable inancial 

     contribution towards any required infrastructure  

     improvements.

•     Work with other utilities providers (electricity, gas,  

     telecommunications) to ensure the timely delivery of those 

     services to coincide with new development.

•     Plan and coordinate the location of utility boxes to  

     minimize their impact of the public realm. Place utility 

     boxes underground or inside a building, wherever possible.

•     Incorporate stormwater approaches to minimize impact on 

      the Brunette watershed.

•     Ensure new development satisies City of New Westminster 

      ire and rescue’s requirements regarding access, water  

      supply and addressing.

•     Explore District Energy Systems.

•     The project will explore LEED for Neighborhood  

      Development.

•    Explore sustainable stormwater management.

Introduction

Health and well-being of the community is strongly tied  

to the accessibility and availability of community facilities, 

access to parks and green spaces for people of all ages,  

incomes, abilities, and backgrounds.  Provision of these 

items as part of Sapperton Green will contribute to  

the existing network of services and spaces in New  

Westminster and will help foster healthy lifestyles and  

encourage social interaction.

       Social Principles and Parks and Green Space Principles 

address facilities, amenities, parks, open spaces and places 

to gather and play.

 

Policies

•     Provide a community centre generally located in the  

      Neighbourhood Heart, adjacent to public open space.

•     Provide a childcare facility with convenient pick-up/ 

     drop-of locations, near community facilities,  

      employment, and transit.

Community + 
Individual
Wellbeing

Servicing + 
Infrastructure
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Site Wide Guidelines

Building Location + Siting

In general, buildings will be sited to enhance and reinforce 

the surrounding streetscape and open space.  Location of 

built form shall capitalize on solar orientation.

•  Residential units should set back a minimum of 4m to  

   accommodate semi-private open space and an entry  

    transition zone.

•  To deine an enclosed road space, a strong streetwall  

   character is encouraged in retail commercial areas.

•  In areas with ground loor oice, a setback minimum of 3m  

   allows for a landscape bufer to improve privacy.

•  Buildings exceeding (150 feet) in length should have  

    architectural articulation to break down the massing.

•  Towers (of more than 12 stories) should be separated by 

   a minimum distance of 80’.

•  If two rows of towers face the same street, consider the 

   opportunity to stagger tower locations to minimize  

   overlook and maximize view potential.

To accommodate signage within the development the  

following should considered:

•  Building design with integrated spaces for signage that 

   respect architectural features and scale.

•  Integrated task-oriented illumination for signage facing 

   the street, pedestrian walkways or trails that avoid glare 

   light spillover onto adjacent land and residential uses.

•  Building identiication signage as large scale design 

   elements including parapet signage, awnings, banners or 

   plaques that are visually appealing, attractive and visible 

    to pedestrians and motorists and generally facing away 

    from residential uses.

•  Directional signage for pedestrian walkways, parking and 

   service areas.

•  Clear and distinct graphics on all signage, coordinated 

    with the image of the overall development. 

•  No signage should be permitted on fences.

Wayinding + Signage

Wayinding +
Signage

Building 
Location + 
Siting
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Entrances + 
Front
Facades,
Weather
Protection -
Braid +
Station
Precinct

Crime
Prevention + 
Security

Entrances + Front Façades

•  Lighting design should provide appropriate illumination 

    of facades and outdoor spaces with consideration to the 

    mixed use nature of the site.  Strong spot lights and direct 

   illumination of residential areas are to be avoided.

•  Concealed lighting under soits, low level lighting, down 

   lighting and other strategies to eliminate glare and light  

    pollution are encouraged.

•  Building lighting  should take special care to eliminate 

    glare to the Brunette River environment.

•  Energy eicient, sustainable and naturalistic lighting 

    strategies shall be utilized.

Weather Protection - Braid + Station Precinct

•  Weather protection is encouraged to all activated  

    retail frontages and building front entrances at a  

    pedestrian scale.  

•  Weather protection elements will be integrated into  

    the overall building design with appropriate use of  

   materials and colours.

Entrances + Front Façades,

Weather Protection -

Braid + Station Precinct (Refer to the New Westminster Police Service’s Crime  

Prevention Through Environmental Design) 

 

The design of this development supports an overall sense of 

safety and security.  Building and landscape design should 

consider the following:

•  Exterior lighting directed to speciic areas of the site,  

    generally away from public view.

•  Elimination of dead ends and hidden recesses or alcoves.

•  Appropriate lighting levels that illuminate pathways 

   around property, doorways, and front entries.

•  Consider a hierarchy of defensible spaces using  

   precautions such as:

 •  Strategic use of fencing, landscaping and signage 

     around the perimeter of the property to indicate 

       ‘private space’.

 •  The assessment of appropriate site access for a 

        range of user groups.

 •  Strategic location and type of fencing including 

       gate access.

 •  Address indicators that are easily seen from the 

        street and clearly direct traic to their destination.

 •  Assessing the impact on this development of user 

         groups from adjacent structures and facilities.

•  Consider surveillance strategies such as:

 •  Front entries that are well glazed with no areas of 

    concealment either inside or outside (ie. cement 

      columns which may block sight lines or provide 

     concealment).

 •  Fencing material that allows for surveillance 

        in and out of the property and is resistant to  

    graiti (ie. wrought iron).

 •  Landscaping material that does not impede  

    sight lines around corners, in and out of suites  

    or into doorways.

 •  Maintenance of landscaping materials at a height 

    appropriate for surveillance.

 •  ‘Open’ design of outside staircases that eliminate 

     blind corners and areas of concealment.

Crime Prevention + Security
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Site Furniture - Amenities

Site furnishings, like paving materials, are important identity 

elements within Sapperton Green. They help to deine the 

character of publically accessible places and create a uniied 

theme for the neighbourhood.  

The overall design intent is to incorporate distinct, 

coordinated families of site furnishings for each 

neighbourhood.

Furnishings include benches, trash cans, recycling 

containers, bollards, bike racks, and drinking fountains.

Benches should have backs and arm rests. The frame should 

be constructed of metal. Consideration should be given 

to dense, durable, rot resistant wood species that do not 

require stain or paint or metal for seating and back surfaces.

 

Landscape Lighting

Landscape lighting should be used with care while giving 

careful consideration to the night sky, safety, and security. 

Generally lighting should be indirect and positioned in such 

a way that the source is not readily seen.

Light temperature and consistency throughout the entire 

Sapperton Green is critical. Typically the temperature range 

from site lights should be in the warm colour rendition. 

Consideration should be given to sustainable, low power 

light sources. 

Benches, Waste  & Recycling 

Receptaples And Bike Racks

Site
Furniture -
Amenities
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Fencing + 
Screens

The general intent of the Sapperton Green neighbourhood 

is to seamlessly transition from public, to semi public, to 

private areas of use. Ideally this is done without the use of 

fences but rather by manipulating the landscape and careful 

selection of plant density and type, Where fences and gates 

are employed they should be made of durable materials 

such as metal, have a character, form and massing that is 

light and airy responding to the design intent of the 

neighbourhood.

Screens should only be employed to separate one private 

area from another, i.e. private patio screened from adjacent 

private patio. The same principles that applied for fencing 

should be embraced for screens with the addition of frosted 

or opaque glass as a common material.

Fencing and Screens
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Materials + Colour

Exterior Building Materials

•  Exterior building materials should embody the 

    project philosophies of timelessness and  

    sustainability and reinforce the underlying character  

    of the precinct in which they reside.  

•  Materials and colour selection shall be aesthetically 

    pleasing and compatible with the character of  

   the precinct.

•  Colour schemes shall reinforce the architectural quality  

    of the development.

•  The overall concept of integrating buildings into the 

    overall site design should be supported with an  

    earth-toned colour palette. 

•  Bright colours are limited to discreet elements including 

    entries, corporate identities and architectural and  

    structural features.

•  Natural material colours are encouraged including  

    galvanized metals, timber and stone.

•  Lighting design should provide even illumination of 

   the building and outdoor spaces.  Strong spotlights and 

   hotspots are to be avoided.

•  Concealed lighting, up-down lighting or other strategies 

    to reduce glare are to be considered.

•  Glare to adjoining sites, with particular attention to 

    neighbouring residential uses, shall be minimized.

•  Particular attention shall be paid to elimination of light 

   spillage and glare to the Brunette River.

Exterior Building Lighting

Materials + 
Colours

Exterior
Building
Lighting
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These Design Guidelines support sustainable building and 

landscape practices and a responsible approach to water, 

energy and waste management including opportunities 

to reduce greenhouse gas emissions.  The greenway and 

nearby riverbank bicycle and walking trails should be  

protected and enhanced by this development.  Refer to  

Section 2.1.1 for transportation considerations.

Intent

Smart Growth Strategies

•  Manage rainwater on-site with designs that encourage 

   iniltration, evapotranspiration and water re-use:

 •  Create and re-use bio-retention areas, such as 

      swales, rain-gardens, vegetated islands and  

       overlow ponds.

 •  Include catch basin restrictors and oil/grit  

        separators as appropriate.

 •  Incorporate opportunities to collect rainwater  

       for landscape irrigation and toilet systems  

        where feasible

 •  Rain gardens for iniltration and treatment should 

     consist of gravel trenches with permeable soils 

     and suitable vegetation.  

 •  Overlow piping could divert excess overlow  

    into the stormwater system.

 •  Celebrate the use of rainwater as an active  

    landscape element.

 •  Encourage  the visible path of rainwater from 

     building roofs to stormwater systems

•  Consider poured in place curbs with cuts for water inlets 

   for drainage into landscape islands or the use of  

    wheel stops.

•  Consider water conserving appliances and ixtures  

    wherever possible.

•  Low low or low low/high low choice toilets and urinals 

   operated by hand or sensors are encouraged.

Water Conservation

Smart
Growth
Strategies

Intent

Water
Conservation
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•  Commercial or oice components of buildings should  

    be designed to ASHRAE 90.1 in accordance with the new 

    BC green building code.  Energy eicient heating, air 

    conditioning and ventilation will be used. 

•   Install energy conserving ixtures and appliances.   

   HVAC systems to contain no CFCs.

•  Use eicient light sources on site to reduce energy costs 

    and to create a natural colour balance for safety and  

    security.  LED lighting is also recommended.

•   Consider energy monitoring systems.

•   Encourage strategies to reduce the heat island efect.

•  Consider enabling buildings to be connectable to a future 

   District Energy System

Energy Conservation

•  On-site recycling and waste receptacles serving tenants 

   and employees will be provided on each site in locations 

   that are convenient for collection and pick-up.

•  Location and design of the recycling/waste facilities will 

    be determined at the detailed design stage.

•  Recycling facilities for construction waste including  

    concrete, asphalt, rebar and wood will be utilized on  

    all sites.

•  Recyclable metals shall be sent to recycling and  

    salvage facilities.

Waste Management

Energy
Conservation

Waste
Management

Materials

•  Durable building materials are encouraged.   

   Refer to CSA S4 78-95 Guidelines on Durability in Buildings.

•  Mass walls or rainscreen walls are to be used for  

   building exteriors.

•  Low emitting materials: (VOC) for paint, looring, sealants, 

    etc., should be speciied.

Materials
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Road Section - Type A

The Type A road places a high degree of importance on 

pedestrian and bicycle priority by separating these two 

modes of transportation from each other and the low of 

vehicle traic with landscaped bufer strips. Where possible 

the pedestrian sidewalk should expand to accommodate 

additional green space in the form of a ‘pocket park’. Parallel 

parking is proposed on one side of the road to allow easy 

access to pedestrian realm.

Stormwater is actively expressed in the form of rain gardens 

within either landscape bufer strip or along the edge of the 

pedestrian walkway.

Road Typologies

Road
Section -
Type A

Road
Typologies
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Road Section - Type B

The Type B road is associated with the retail/commercial 

areas and as such has an urban character.  This road section 

incorporates parallel parking on both sides of the street. 

Sidewalks are generous in width and may expand to allow 

for an adjacent ‘retail interactive zone’.  Bicycle movement is 

incorporated with vehicle movement on the street.

To balance the impact of the road and sidewalk treatment 

and provide some sense of  ‘green’ the adjacent boulevards 

should incorporate some ground level planting and street 

trees (inside and curbside arrangement where possible) 

while ensuring hard surfaced paving access to on street 

parking.

Storm water expressed in the form of rain gardens which 

should be carefully considered to ensure that they are 

functional while not blocking easy access from parked 

vehicle to the businesses via the adjacent sidewalk.

Road
Section -
Type B
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Road Section - Type C

The Type C road is found in the residential zone of 

Sapperton Green. Parallel parking is located on both sides of 

the street. Where possible, the layout of goups of 

parallel parked vehicles alternate from one side of the street 

to another in the form of a ‘woonerf’ type street. This 

arrangement is encouraged on the street that is an 

extension of the ‘green ingers’ to create visual relief and 

allow for a higher density of street trees and street 

edge planting.

As with Road Type B, care should be exercised in the 

selection and extent of boulevard treatment to ensure easy 

access from parked car to adjacent sidewalk. The overall feel 

of the street should be a well-landscaped green street.

Storm water management in the form of rain gardens are 

located in the boulevard bump outs that separate groups of 

parked cars and deine the crossings and street corners. 

Road
Section -
Type C





69

Neighbourhood
Plan

June 2014

The urban forest at Sapperton Green is an important 

place-making element. Trees should be used to deine 

landscape spaces and corridors, create interest, soften the 

built form, reinforce human scale through the height of the 

underside of the canopy, provide seasonal interest, and 

reinforce the goals of ecology and sustainable urban design.

Planting should be robust, easy to maintain and where 

applicable, drought tollerant when possible to limit amount 

of watering during summer months. Visibility and safety 

should also be considered with planting choices.

Park

Tree species are either native or adapted non-native that 

may provide seasonal interest and are large scale. Planting 

may be in deined groups or a mixture of species and sizes. 

Some evergreen species are encouraged. 

River

Trees are primarily native in undeined groups of varied 

height, density, and species. Evergreen and fruiting species 

are encouraged. Planting has more naturalized character 

with variety of shrubs and evergreen groundcovers.

Urban

Tree species must withstand urban conditions, provide 

seasonal interest, have minimal fruit or seed drop, be high 

branched and scaled to suit the size of space. Planting has 

deined edges and is more urban in it’s character with low 

shrubs and groundover to maximeze visibility and minimize 

maintenance.

Planting Selection

Planting
Selection
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The hard surface paving of Sapperton Green should respond 

to the character of the neighbourhood, location, and use. 

Generally, paving should be durable, modular where 

possible, and relate to the hierarchy of the space, greenway, 

or plaza. Where appropriate along the river edge or at key 

locations on the linear parks or green ingers, heavy timber 

boardwalks may be employed to create character.

Careful consideration should be given to the selection of 

materials to ensure that they act as unifying elements, 

consistent over the extent of the open space or greenway.  

Attention should be paid to the use of the hard surface and 

the adjacent soft landscape. As an example where rain 

gardens are part of the landscape permeable paving should 

not be used as an adjacent material.

Hard Surfaces

Hard
Surfaces
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Phasing

Site development will initially focus around creation of a 

nucleus that provides a self-contained catalyst element  

that is focussed around all the uses envisioned to create  

project vitality and viability.

•  Provides the necessary linkages, both vehicular and  

   pedestrian that establish the viability of the site

•  Create an attractive ‘sense of arrival’ to the site and establish 

   a ‘sense of place’ or identity for the development

       Later buildings will be developed in a sequenced manner, 

growing out from this nucleous, initiated by market forces 

and allowing phased development of the site infrastructure.

Phasing
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Site
Photographs

Site Photographs

From the South
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From the WestFrom the South

Site
Photographs

Site Photographs
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From the North From the East

Site
Photographs
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R E P O R T  
Development Services 

 

To: Mayor Wright and Members of Council 

Committee of the Whole  Meeting 

Date: 6/23/2014 

    

From: Beverly Grieve 

Director of Development Services 

File: 01.0185.20 

  Report #: 296/2014 

 

Subject: 

 

Proposed Amendments to the Metro Vancouver Regional Growth 

Strategy (Pitt Meadows) 
 

 

RECOMMENDATION: 

 

THAT Metro Vancouver be advised that the City of New Westminster has  

no concerns with the proposed amendments to the Regional Growth Strategy 

(Metro 2040). 

 

 

PURPOSE  
 

This report is to advise Council that Metro Vancouver is in the process of considering a 

Regional Growth Strategy (RGS) amendment request from the City of Pitt Meadows. 

 

BACKGROUND  

 

At the Regular Council meeting of June 9, 2014 Council referred a notification of 

proposed amendments to the Regional Growth Strategy (RGS) known as Metro 2040 to 

Planning Division staff for review. Under the provisions of the Local Government Act, 

Metro Vancouver’s affected local governments have 30 days from receipt of the 

notification in which to provide comments to the Board on the proposed amendments. 

Member municipalities are being notified in accordance with Section 857.1 (2) of the 

Local Government Act with a deadline for input of June 26, 2014. 

 

EXISTING POLICY/PRACTICE   

 

New Westminster City Council passed a resolution in support of the new Regional 

Growth Strategy on March 14, 2011. The Regional Growth Strategy was adopted by the 

Board on July 29, 2011. 
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ANALYSIS 

 

Request from the City of Pitt Meadows 

 

Metro Vancouver has received a request from the City of Pitt Meadows Council to amend 

the Metro 2040 to incorporate regional land use designation changes (Agricultural to 

General Urban and Mixed Employment) and Urban Containment Boundary adjustments 

to accommodate potential development in a 50 hectare area known as the North 

Lougheed Planning Area. At this time, there is no specific proposal for this area, but 

future plans contemplate retail and mixed employment uses in the area. 

 

The proposed amendment is considered a Type 3 minor amendment which requires an 

affirmative 50% + 1 weighted vote of the Metro Vancouver Board to proceed, and no 

Public Hearing. The proposed amendment was initiated by the GVRD Board on May 23, 

2014 and the bylaw has been given 1
st
 and 2

nd
 reading.  

 

Proposed Regional Growth Strategy Amendment 

 

Attached to this report is a staff report prepared by the Metro Vancouver Planning, Policy 

and Environment Department that provides a full analysis of this request. The comments 

below provide a summary of the findings of this report, which Planning Division staff 

suggests present a thorough explanation and analysis of the proposed amendment. 

 

Pitt Meadows was undertaking planning work in relation to the subject area during the 

development of Metro 2040. The area includes land that is located between the Lougheed 

Highway and the future North Lougheed Connector Road that will connect the Golden 

Ears Bridge with the Lougheed Highway through a new interchange at Harris Road. The 

primary rationale for the development of the site is to provide revenue to fund the road. 

Through the local planning process, Pitt Meadows Council envisioned that the North 

Lougheed Planning Area would be used for a mix of retail and employment (light 

industrial, office) uses.  The lands that were designated Agricultural in the Regional 

Growth Strategy were also designated as a Metro 2040 Special Study Area. As such, Pitt 
Meadows had already signalled their intention to seek the RGS amendment as part of the 

Metro 2040 creation and adoption process.  

 

Approximately 34 hectares of the site was included in the Agricultural Land Reserve 

(ALR).The Agricultural Land Commission (ALC) excluded the subject properties from 

the ALR in July 2013 and concluded: 

 

“that in this case the paramount criterion is encouraging farming on agricultural 

land in collaboration with other communities of interest through enabling traffic 

calming on Old Dewdney Trunk Road…Enabling farmers to operate effectively in 
a substantial area of Pitt Meadows outweighs the need to preserve farmland in the 

much smaller area to the south of the North Lougheed Connector Road.” 
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The ALC approved the application subject to several conditions, including the 

requirement to consolidate lands on the north side of the new road to great more viable 

farmlands as well as the registration of covenants to protect agricultural land in this area.  
Therefore, the ALC viewed that the removal of the subject lands from the ALR resulted 

in the creation of better quality farmlands just north of the subject site. 

 

The regional costs of this proposal are the expansion of the Urban Containment 

Boundary, the location of a potentially major trip generating use outside of the Pitt 

Meadows urban centre and the loss of potentially viable agricultural land.  

 

The benefits include an increase in the supply of employment lands, increase viability in 

agricultural lands in the area and greater transportation efficiency for goods movement. 

 

On balance, and considering that the proposed amendment was foreseen during the 

creation of Metro 2040, staff concur with the recommendation of Metro Vancouver staff 

and recommend that Metro Vancouver be advised that the City of New Westminster has 

no concerns with the proposed amendment. 
 

OPTIONS 

 

Two options are presented for Council’s consideration, they are: 
 

1. That Metro Vancouver be advised that the City of New Westminster has no 

concerns with the proposed amendment to the Regional Growth Strategy (Metro 

2040); or 

 

2. That Council provide staff with other direction. 

 

Staff recommends Option 1. 

 

CONCLUSION 

 
Staff has reviewed the proposed amendment and recommends that Council advise the 

Metro Vancouver Board that it does not have any concerns with the proposed 

amendments to the Metro 2040. 

 

 

 

ATTACHMENTS: 

 

Attachment 1: Report from Metro Vancouver 
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  Approved for Presentation to Council 

 

   

 

 

 

Beverly Grieve 

Director of Development Services 

 Lisa Spitale 

Chief Administrative Officer 

 

 

 































































































 

 

 

 

  

 

 

R E P O R T  
Finance and Information Technology 

 

To: Mayor Wright and Members of Council 

Committee of the Whole  Meeting 

Date: 6/23/2014 

    

From: Gary Holowatiuk 

Finance and Information Technology 

File: 05.1035.10 

  Report #: 241/2014 

 

Subject: 

 

Overview of the Proposed 2015 Budget Process 

 

 

 

RECOMMENDATION: 

 

THAT Council receive this report for information; and 

 

THAT Council supports the budget directives and 2015 budget calendar 

 

 

PURPOSE 

The purpose of this report is to provide Council with an overview of the proposed 2015 

Budget Process. The 2015 Budget Process builds upon the positive aspects of last year’s 
process and provides for improvements to make the 2015 Budget Process more timely 

and transparent / accountable to the public. 

 

POLICY / PAST PRACTICE 

In accordance with the Community Charter each year the City must adopt, by bylaw, a 

five-year financial plan before May 15th. The financial plan contains the operating and 

capital budgets for each year included in the financial plan. 

The City’s financial plan is prepared based on established financial policies and 
budgeting principles that together promote financially sustainable practices. 

Each year, prior to undertaking the budget process staff provides Council with an 

overview of the proposed budget process and Budget Calendar. 
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DISCUSSION 

The City’s Five-Year Financial Plan provides the financial resources to carry out the 

City’s core services and work towards its strategic priorities. The annual budget process 
is undertaken to prepare the Financial Plan in accordance with the City’s financial 
policies and budgeting principles.  Budget directives (see below) provide additional 

guidance to departments when tasked with preparing their budget submissions. 

Budget Alignment with Strategic Plan 

To be effective, the Five-Year Financial Plan must be aligned with the City’s Strategic 
Plan and Departmental Business Plans so that limited financial resources can be allocated 

to high priority areas. 

The City’s Strategic Plan was updated in 2012, and in 2013, City Council and staff 

undertook an exercise to review and prioritize strategic initiatives and major capital 

projects over the next two to three years. On a go-forward basis, the plan is to review and 

update the list of priority projects annually in the spring so that this information can be 

incorporated into the budget process during the fall. 

To-date, the prioritization exercise has involved Council and staff. In the spring, 2015 (to 

coincide with the 2016 budget process) it is proposed that a Community Focus Group be 

asked to provide input on the City’s strategic initiatives and major projects. This group 
would replace the Mayor’s Budget Focus Group, enabling community representatives to 
have input on the strategic initiatives before they move forward to the budget process. 

Budget Directives: 

The following budget directives are proposed as a means of preparing a Financial Plan 

that achieves the goals of maintaining the City’s existing services and service standards 
within acceptable rate increases for property taxes and utilities user fees. 

1. Departments are to review and update their Departmental Business Plans to ensure 

they continue to align with the City’s Strategic Priorities. Initiatives that impact the 
City’s budget need to be supported by a business case explaining the cost/benefit to 

the City; 

2. Departmental budgets and the City’s Financial Plan in general are to be prepared 
within the context of the City’s financial policies and budgeting principles 
(Attachment 1); 
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3. All departments are expected to continue to budget with restraint and commit to 

preparing baseline operating budgets. The following non-discretionary cost increases 

will be accommodated: 

a. Salary and benefit increases per negotiated agreements and based on the 

existing staff complement. No new positions will be incorporated unless 

specifically approved by Council; 

b. Debt servicing and maintenance cost increases related to approved new 

initiatives; and 

c. Unusual non-discretionary inflationary increases for supplies and materials. 

With the exception of salary and benefit increases which are supported by detailed 

salary sheets, all other non-discretionary budget adjustments must be documented and 

supported; 

4. Salary and benefit budgets will continue to be capped at 97% of actual budget;  

5. Requests for additional, discretionary budget increases for high priority initiatives 

contained in departmental business plans and/or in the City’s Strategic Plan must be 
submitted separately from the baseline budget in prescribed business case format. All 

submissions will be subject to administrative review prior to departments presenting 

their requests to Council; 

6. Departments are to prepare their capital budgets for 2015 – 2019, addressing 

health/safety and business continuity issues as a first priority. All other maintenance 

work is to be considered on an opportunistic basis keeping in mind that funding is 

limited.  It is important that departments prepare their capital budgets to align with the 

City’s Strategic Priorities.   

7. The City’s Unions will be notified in advance that the 2015 Budget Process is about to 

get underway and will be invited to participate by engaging in budget discussions with 

departments and attending budget deliberations with Council. Departments will 

contact Union representatives to arrange opportunities to meet and discuss budget 

related matters. 

8. Once Council reaches agreement-in-principle on the draft Financial Plan which will 

be done in open meetings of Council, a public presentation of the draft Financial Plan 

will be scheduled in February (2015) with an opportunity for the public to comment 

on the Financial Plan.  
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Budget Calendar 

Attachment 2 presents the proposed 2015 budget calendar.  In order to accomplish this 

timeline, departments must commit to submitting their budgets by October 6
th

; budget 

consolidation and administrative review must be completed by November 24
th

; 

Council/staff to complete the budget deliberations in February 2015. 

 

INTERDEPARTMENTAL LIAISON 

The Senior Management Team has been consulted in preparation of this report. 

 

CONCLUSION 

This report provides an overview of the 2015 budget process. It outlines the tasks and 

timelines that departments will be working towards as they prepare to review and update 

their operating and capital budgets for the Five-Year Financial Plan (2015-2019). 
 

 

ATTACHMENTS: 

 

Budget Principles 

Budget Calendar 

 

   

 

 

   

  Approved for Presentation to Council 

 

   

 

 

 
Gary Holowatiuk 

Director of Finance and Information 

Technology 

 Lisa Spitale 

Chief Administrative Officer 
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BUDGET PRINCIPLES 
 

The budget principles shown here were developed over several years and help 

guide the decisions of staff and City Council when preparing the City’s annual 
financial plan.   

1. Establish Service Levels 

Prior to submitting budget requests each year, departments are asked to 

measure and then benchmark their operations with other municipalities and 

organizations to ensure the community is receiving best value for city 

services.  This process is also used to identify and implement savings where 

possible. 

2. Establish User Fees 

Each year user fee increases are determined by analyzing cost increases, 

comparing with neighbouring municipalities, and assessing the community’s 
ability to pay.  This criterion is used to implement nominal increases as 

necessary to limit large fluctuations in any given year. 

3. Establish Use of Gaming Revenues 

Gaming revenues are used to fund specified projects as defined by City 

Council.  These uses include community legacy programs, infrastructure 
maintenance and enhancements and property tax stabilization. 

4. Establish Use of Net Electrical Utility Revenues  

Net revenues from the electrical utility are used to fund long term capital 

projects. 

5. Reallocate Existing Resources where Possibl e 

Prior to requesting additional funding for new initiatives, departments are 

required to identify cost savings or resource reallocations within their areas 

to accommodate the new initiatives with existing resources.  Realized 

departmental cost reductions are absorbed corporately to accommodate 

reallocation of resources for departments should they require funds for new 

initiatives. 

6. Set Tax Rates 

The City's primary goal is to set tax rates that are sufficient, after maximizing 

non-tax revenues, to provide for service delivery; city assets; and maintain tax 
stability. This is accomplished by maintaining the historical tax distribution 

between the Property Classes and applying the same annual tax rate increase 

across all Classes. A secondary goal is to set tax rates that are competitive 

within the region; consequently, the City may, from time to time, adjust the 

property tax distribution between the Classes as deemed necessary. 
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7. Establish a Capital Budget that Meets Future Needs  

A Long Term Capital Plan is the foundation for capital expenses in the City.  

This plan identifies maintenance, growth and discretionary capital projects 

and the expected source of funding.  The required annual capital provision to 

be transferred from the general and utility funds is generated from this plan. 

8. Responsibility and Accountability 

The City’s senior management accepts responsibility for the financial health 
of the City as a whole and is directly accountable for City resources 
allocated to their departments. 

9. Public Participation  

Public participation process is expected to evolve over time and may include 

budget surveys and informative ‘Issues Forums’ to facilitate detailed public 
feedback and comment prior to budget adoption. 

 

In accordance with provincial legislation for municipalities, the Community 

Charter, expenses must not exceed revenues in any given budget year unless there 

are sufficient prior year surpluses to offset the deficit leaving a balanced budget 

for the year. 
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BUDGET CALENDAR 

Following are the key milestones for the 2015 Budget Calendar: 

JUNE  

Pre-budget planning sessions. Meet with the Senior Management Team to 

debrief on the prior year’s budget process and commence planning for next year’s 
process. 

Overview of 2015 budget process. Presentation of the proposed budget process to 

City Council. 

JULY / AUGUST 

Prepare budget documents and analyses.  Finance to roll forward and update 

the Operating Budgets and Salary Sheet Excel workbooks as well as the Capital 

Database and Capital Excel workbooks. 

Update departmental business plans.  Departments to update their business 

plans to align with the City’s Strategic Priorities. 

SEPTEMBER 

Budget documents distributed to departments. Budget documents will be 

distributed at the end of August.  Departments will have until October 6
th

 to 

submit their updated operating and capital budgets for 2015 along with budget 

projections for the subsequent four years. 

Collective bargaining units notified of the budget process.  The Collective 

Bargaining Units will be notified that the budget process is beginning.  

Departments and Bargaining Unit representatives are to collaborate on the Budget 

Process. 

Annual revenue and rates review.  Departments will review their revenues, rate 

structures and bylaws with the new rates / bylaws for 2015 brought forward for 

approval in mid-October.  

OCTOBER / NOVEMBER 

Departmental budget submissions. Departments, with the assistance of the 

Finance and IT Department, will have prepared and submitted their operating and 

capital budgets by October 6
th

, 2014. 

Financial Plan consolidation and administrative review.  Departmental 

operating and capital budgets will be consolidated into the City’s draft Five -Year 
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Financial Plan (2015-2019) and will be subject to administrative review in 

preparation for bringing the draft Financial Plan forward to Council. 

Commence public consultation process. The public consultation process will 

commence with budget deliberations which will be open to the public and 

available via video streaming on the City’s web site. Once the draft Financial Plan 
has been prepared a follow up public presentation reporting back out to the public 

on the draft Financial Plan will take place in February 2015. 

Draft Financial Plan – Utility Funds.  The draft Financial Plan pertaining to the 

utilities budgets and rates will be reviewed in October with the new rates / bylaws 

for 2015 brought forward for approval in early November.  

JANUARY / FEBRUARY (2015) 

Draft Financial Plan – General Fund.  The draft Financial Plan pertaining to the 

General Fund and property taxes will be presented to Council for discussion and 

deliberation in the months of January / February.  During deliberations, Council 

will have an opportunity to review the General Fund operating and capital budgets 

contained in the Financial Plan with the focus being on the 2015 budget. 

FEBRUARY (2015) 

Complete public consultation process. Once approved-in-principle by Council, 

the draft consolidated Financial Plan will be presented to the public during a 

Regular Council Meeting in February. The public will be invited to attend the 

presentation and comment on the draft Financial Plan. 

MARCH (2014) 

Finalize and adopt Financial Plan Bylaw.  Following the public consultation 

process, the Five-Year Financial Plan (2015-2019) will be finalized and brought 

forward for Council’s approval in March. 

APRIL (2015) 

Finalize and adopt Tax Rates Bylaw.  Once the Financial Plan has been adopted 

the Tax Rates Bylaw will be prepared and brought forward for Council’s approval 
in April after the City has received the Final Property Assessment Roll from BC 

Assessment and tax levy requisitions from other government agencies. 
 
 



 

 

  

 

 

R E P O R T  
Finance and Information Technology 

 

To: Mayor Wright and Members of Council 

Committee of the Whole  Meeting 

Date: 6/23/2014 

    

From: Gary Holowatiuk 

Finance and Information Technology 

File: 05.1035.10 

  Report #: 293/2014 

 

Subject: 

 

2014 - 2024 Community Works Fund Agreement 

 

 

 

RECOMMENDATION: 

THAT Council approves the 2014-2024 Community Works Fund Agreement between 

the City of New Westminster and the Union of British Columbia Municipalities (UBCM) 

as presented in Attachment 1; and 

THAT Council authorizes the Mayor and Corporate Officer to sign the agreement on 

their behalf. 

 

 

PURPOSE 

The purpose of this report is to seek Council’s approval to enter into the 2014 -2024 

Community Works Fund Agreement with the UBCM. 

 

DISCUSSION 

The Gas Tax Agreement (GTA) in British Columbia is delivered through three program 
streams: the Community Works Fund; Strategic Priorities Fund; and Greater Vancouver 

Regional Fund. 
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The attached letter from UBCM explains the new Community Works Fund (CWF). The 

CWF provides allocated funding twice annually to all local governments in British 

Columbia for eligible expenditures of eligible projects as set out in the GTA. In order to 

receive CWF funding, local governments must sign a new Community Works funding 

agreement with the UBCM (Attachment 1). 

If Council agrees to enter into the CWF Agreement the City will receive approximately 

$238,000 annually paid in two installments over the ten year term of the agreement. The 

funding can be used for construction, renewal or enhancement of infrastructure in a wide 

range of categories from local roads and bridges to broadband connectivity to community 

energy systems. A more comprehensive list of eligible projects is included in Schedule B 

of the attached CWF Agreement. 

Staff will be bringing back to Council a set of principles and listing of recommended 

eligible projects as part of the 2015-2019 Financial Plan process. 

INTERDEPARTMENTAL LIAISON 

Engineering Services has been consulted with respect to this report. 

CONCLUSION 

The City has received a letter from the UBCM explaining an opportunity for the City to 
obtain infrastructure funding through the Community Works Fund. In order to access this 

funding the City needs to execute the attached2014-2024 CWF Agreement with UBCM. 

 

ATTACHMENTS: 

 

ATTACHMENT 1 2014-2024 Community Works Fund Agreement 
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  Approved for Presentation to Council 

 

   

 

 

 
Gary Holowatiuk 

Director of Finance and Information 

Technology 

 Lisa Spitale 

Chief Administrative Officer 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment 1 
2014 – 2024 

Community Works Fund 
Agreement 

 
 
 
 
 
 
 
 
 
 
 
 
 

 















































 

 

  

 

 

R E P O R T  
Legislative Services 

 

To: Mayor Wright and Members of Council 

Committee of the Whole  Meeting 

Date: 6/16/2014 

    

From: Jan Gibson 

Acting Director of Legislative Services 

File: 05.1035.10 

  Report #: 295/2014 

 

Subject: 

 

Amendments to the 2014 Schedule of Regular Council Meetings 

 

 

RECOMMENDATION 

 

THAT the start time of the Regular meeting of Council scheduled for Monday,  

July 7, 2014 be changed to 6:00 p.m. 

 

 

SUMMARY 

 

The Regular meeting of Council on Monday, July 7, 2014 will include Opportunities to 

be Heard for seven Development Variance Permit applications.  To allow sufficient time 

for presentations and items anticipated to be part of the Regular meeting agenda, staff is 

proposing to begin the Regular meeting at 6:00 p.m. 

 

OPTIONS 

1) THAT the start time of the Regular meeting of Council scheduled for Monday,  

July 7, 2014 be changed to 6:00 p.m. 

2) Other. 

Staff recommends Option 1. 
 

 

 

Original Copy Signed 

  

Gillian Day   



 

 

 

  Approved for Presentation to Council 

 

   

 

 

 
Jan Gibson 

Legislative Services 

 Lisa Spitale 

Chief Administrative Officer 

 

 

 

 



 
 

 

 

 

 

 

 

 

 

 

 

 

 

No Report Associated with this Item, please see attachment. 
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R E P O R T  
Development Services 

 

To: Mayor Wright and Members of Council 

Committee of the Whole  Meeting 

Date: 6/23/2014 

    

From: Community and Social Issues 

Committee 

File: 13.2630.01 

  Report #: 297/2014 

 

Subject: 

 

Southwest BC Bio-Regional Food System Design and Planning Project 

 

 

 

RECOMMENDATION: 

 

THAT Council receive this report for information and provide direction to staff.  

 

 

PURPOSE  

 

This report brings forward the recommendation related to the Southwest BC  

Bio-Regional Food System Design and Planning Project from the City’s Community and 
Social Issues Committee.  

 

BACKGROUND  

 

The Institute of Sustainable Food Systems, Kwantlen Polytechnic University, made a 

presentation to Council on April 7, 2014. At that time, the following resolution was 

passed: 

 

THAT the Southwest BC Bio-Regional Food System Design and Planning Project 

be referred to staff for further investigation; 

 
AND THAT the initiative be referred to the Community and Social Issues 

Committee for consideration. 

  

A presentation to the City’s Community and Social Issues Committee was made on May 
6, 2014. At both presentations, the Institute requested that the City endorse the project 

and that it provide funding in the amount of $2,000 for each of three years and appoint a 

staff liaison person. A summary of the project is attached to this report. 
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The Committee adopted the following recommendation: 

 

That Council consider the following recommendation by the City’s Community and 
Social Issues Committee: 
 

1. The endorsement of the Southwest BC Bio-Regional Food System Design and 

Planning Project;  

2. The assignment of a staff liaison to the project who would be requested to 

allocate 12 to 15 hours of work annually towards the project and direct staff to 

identify a staff member to take on this function from existing resources; 

3. The provision of an annual contribution of $2,000 for each of three years and 

direct staff to identify the source of these funds; and  

4. Council encourage the Institute of Sustainable Food Systems, Kwantlen 

Polytechnic University, to engage the City and School District #40 throughout 

the duration of the Design and Planning Project. 

 

The project goal is to engage communities of interest in the design of a comprehensive, 

realistic and sustainable bio-regional food system design and implementation plan for 
Southwest BC. The design will offer a vision, accompanied by a set of prioritized actions 

that can be taken by farmers, entrepreneurs, consumers, government and indigenous 

communities to create a bio-regional food system that reflects aspirations for increased 

food security, self- reliance and economic development. The final product is the action 

plan and roadmap that will outline policy recommendations for businesses, non-profits, 

farmers and others. The planning horizon is 2050. 

 

STAFF COMMENTS 

 

The project, headed up by Kwantlen Polytechnic University, will bring together food 

system stakeholders and 25 researchers from five universities. It is focussed on 

developing a vision and road map for a regional food system for 2050 and the 

implementation horizon will start with an exploration of the potential of under-farmed 

land in the region to complement the existing agro-food systems. The project has finished 

the baseline research phase and is entering the stakeholder workshop and scenario 
development phase, which will run from June 2014 to September 2015. 

 

The project, or reference to the subject of food system management, is not referenced in 

the 2012-2014 City of New Westminster Strategic Plan  but development of a 

sustainability framework is referenced and Envision 2032, contains a number of related 

descriptions of success.  

 

The project aligns with Metro Vancouver’s Regional Food System Strategy, of which 

City staff has participated in the development, and the Integrated Solid Waste and 

Resource Management Plan as well as being consistent with policy work on food systems 

which is being undertaken as part of the City’s Official Community Plan Update.  
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The project has been endorsed by the Cities of Burnaby, Langley, North Vancouver, Pitt 

Meadows and Port Moody; the Corporation of Delta; the Districts of Mission, North 

Vancouver and Squamish; the Township of Langley; and the Village of Pemberton. It has 

also been endorsed by a number of environmental and industry groups. Locally, it has 
been endorsed by the New Westminster Community Food Action Committee. 

 

Food security and food system management are considered to be significant topics  and 

are increasingly viewed as being important to the future of our communities. As such, 

Planning staff has included food systems as a policy area for inclusion in the new OCP 

and has taken part on the consultation events related to the development of Metro 

Vancouver’s Regional Food System Strategy. 

 

Staff supports the endorsement of the Southwest BC Bio-Regional Food System Design 

and Planning Project. However, due to the strategic priorities identified by Council and 

the Planning Division’s work program, there is, at this time, no staff member that could 
act as liaison to this project. It would be necessary to reassign staff from other priorities to 

take on this function. It is expected that appropriate staff members would attend 

workshops or other events from time to time to stay apprised of the work of the project. It 
is suggested that it may be appropriate for a member of the Community and Social Issues 

Committee to take on this role for the City, and to report on the activities of the project to 

the Committee members. 

 

With regards to the request for funding support, the request for financial support for this 

project can be considered as part of the annual grant program. The project proponent will 

be advised of the opportunity to apply for a grant and informed of the City’s process for 
consideration of grant requests. 

 

OPTIONS 

 

There are three options for Council’s consideration: 
 

Option #1: 

 

That Council consider the following recommendation by the City’s Community and 
Social Issues Committee: 

 

1. The endorsement of the Southwest BC Bio-Regional Food System Design and 

Planning Project;  

2. The assignment of a staff liaison to the project who would be requested to allocate 

12 to 15 hours of work annually towards the project and direct staff to identify a 

staff member to take on this function from existing resources; 

3. The provision of an annual contribution of $2,000 for each of three years and 

direct staff to identify the source of these funds; 
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4. Council encourage the Institute of Sustainable Food Systems, Kwantlen 

Polytechnic University, to engage the City and School District #40 throughout the 

duration of the Design and Planning Project. 

 
Option #2: 

 

That Council consider the following recommendations: 

 

1. The endorsement of the Southwest BC Bio-Regional Food System Design and 

Planning Project;  

2. The request that a member of the Community and Social Issues Committee assume 

the role of City liaison on the BC Bio-Regional Food System Design and Planning 

Project; 

3. The request for financial support for this project be considered in the context of the 

annual grant program.  

 

Option #3: 

 

Other direction of Council. 

 

CONCLUSION 

 

This report provides Council with the recommendations from the May 6, 2014 meeting of 

the Community and Social Issues Committee and also provides staff commentary on a 

potential City role with the Southwest BC Bio-Regional Food System Design and 

Planning Project.  

 

 

ATTACHMENTS: 

 

Attachment A: Southwest BC Bio-Regional Food System Design Project Briefing Book 

 

   

   

  Approved for Presentation to Council 

   

 

 

 
Beverly Grieve 

Director of Development Services 

 Lisa Spitale 

Chief Administrative Officer 
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