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ADVISORY PLANNING COMMISSION 

 
Tuesday, March 16, 2021 at 6:00 p.m. 

Meeting held electronically under Ministerial Order No. M192/2020 and the 
current Order of the Provincial Health Officer - Gatherings and Events 

MINUTES 
 

VOTING MEMBERS PRESENT: 
Ken Bourdeau  - Chair, Community Member 
Anthea Darychuk  - Community Member 
Margaret Fairweather - Community Member 
Andrew Feltham  - Community Member  
Tasha Henderson  - Community Member 
Kseniia Latek  - Community Member 
Christa MacArthur  - Community Member 
Angel Manguerra  - Community Member 
 
REGRETS: 
Christopher Lumsden - Community Member 
 
GUESTS: 
Hugh Forster   - Aboriginal Land Trust 
 
STAFF: 
Jacque Killawee  - City Clerk 
Nicole Ludwig  - Assistant City Clerk 
Lynn Roxburgh  - Senior Policy Planner 
Heather Corbett  - Committee Clerk 
 
The meeting was called to order at 6:00 p.m. 
 
Ken Bourdeau, Chair, provided a statement regarding the process and procedures of the 
meeting, and Jacque Killawee, City Clerk, reviewed the instructions for viewing the 
meeting. 
 
1.0 ADDITIONS TO AGENDA 

 
There were no additions. 
 

2.0 ADOPTION OF MINUTES 
 

There were no items. 
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3.0  INFORMATION PRESENTATIONS 
 

There were no items. 
 
4.0  REZONING 
 
4.1 823 – 841 Sixth Street: Proposed Affordable Housing Project Official 

Community Plan Amendment 
 
Lynn Roxburgh, summarized the staff report dated March 16, 2021, regarding an 
Official Community Plan (OCP), rezoning and Development Permit which have 
been submitted on behalf of the Aboriginal Land Trust Society (ALT) to allow an 
affordable rental housing project.  
 
Ms. Roxburgh reviewed the details and requested relaxations within the application, 
noting the location, site context and policy context of the application, along with the 
following details: 
 

• The development review process for the project; and; 
• The required public consultation and notice that has occurred. 

 
In response to questions from the Commission, Ms. Roxburgh provided the 
following information: 

 
• The proposed project will have been available for public feedback at the 

following meetings: 
o Applicant-hosted open house; 
o Glenbrooke North Residents’ Association meeting; 
o Advisory Planning Commission; 
o Public Hearing, if Council gives the proposal two readings; and, 

• Staff proposed to bring the project to the Moody Park Residents’ 
Association; however there was no uptake. 

 
Hugh Forster, Aboriginal Land Trust, reviewed the following aspects of the 
application: 
 

• The proposal would create an affordable, safe, and welcoming place in a way 
that reflects communal living and supports elders of the Indigenous and 
Swahili communities; 

• The proposed location is ideal for the development, in that it would be located 
in the heart of the Uptown neighbourhood with amenities, parks and stores 
nearby; 

• Provided a summary of the building, with unit breakdown, amenity room 
details, parking details and landscaped areas; 
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• Details of the suggested changes to the building in response to public 
consultation, including a reduction of the massing by reducing the building 
“sholders” to 4 storeys, and moving the building towards Sixth Street, 
thereby increasing the distance from the rear homes, reducing shadows and 
the optimizing the preservation of the existing trees; and, 

• Details of a proposed Multi-use pathway (MUP).  
 
In response to questions from the Commission, Ms. Roxburgh and Mr. Forster 
provided the following information: 
 

• The process for potential residents to apply for housing would be partially 
dependent on the funding and input from upper levels of government; 

• The building was moved closer to Sixth Street early in the project’s timeline; 
• The project’s shadow studies are accurate, as they were completed for the 

building’s currently proposed position; 
• In response to concerns about congestion in the back lane, Bunt and 

Associates conducted a traffic study, which concluded that the use of the lane 
should not cause a great deal of impact or hardship to the community; 

• The proposed access to the parkade is as shown in the project drawings; 
• No consideration has been given to opening the green space at the rear of the 

building to the neighbouring area. In order to minimize security issues, the 
property would be fenced and only accessible to residents of the building; 

• Garbage pickup would occur from the lane behind the building, where there 
would be a loading bay for the containers to be picked up; 

• A decision about whether the proposed Multi-use Pathway (MUP) that feeds 
into the lane would be built is independent of the project and would be 
considered by the City in the coming year; 

• A letter of agreement has been signed with Modo car share for a car to be 
provided by the project, which would be available for community use; 

• The bike parking within the building has been reviewed by the City’s 
Transportation department, and provides for ample bike storage, as well as 
plug in of electric bikes, and a bike maintenance room; 

• Cyclists would need to ride out the parking ramps, which have slopes of 5 to 
7.5% or go up the elevator; 

• The final routing of the MUP would be dependent on detailed design 
consideration, which would also take the City’s Uptown streetscape vision 
into account; 

 
 

• The City’s Transportation Department identified the MUP in its proposed 
position to the North of the project to enable a smooth connection to the lane; 

• The allocation of parking spots at just over 50% of the building units has 
been deemed sufficient by the transportation consultant, as there would be 
multi-generational tenants, including a significant amount of elders, and the 
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building would be sited within walking distance of transit and Uptown 
amenities; 

• The Aboriginal Land Trust (ALT) and Lu’ma Development Management 
chose New Westminster for this project, as they have been expanding their 
reach into several areas in Metro Vancouver, and New Westminster is 
underserved to the aboriginal community in need of Indigenous housing; 

• When looking at locations within the city, the challenge was to find a 
dynamic place within a thriving city, and the proposed site was selected due 
to its proximity to the Uptown community and its amenities, including shops, 
park, theatre, schools and transit; 

• There are no other affordable housing units that provide Indigenous-specific 
housing in New Westminster; 

• The heritage houses on the site, which are in the range of 1911 to 1943 in 
age, would be available to move to another property, if there is interest in 
them; 

• As required by the Local Government Act, relevant Indigenous nations were 
consulted during the development of the OCP; however, very little feedback 
was received; 

• The City is currently building relationships with First Nations through a 
reconciliation process, and expects that future land use processes would 
incorporate and build on these relationships; 

• Currently, the Lu’ma Native Housing Society, which is the parent 
organization for ALT, has over 5000 names on waiting lists for affordable 
housing in Metro Vancouver; 

• Not requiring the retention of the on-site heritage buildings is a new 
recommendation specific to this project and in alignment with the City’s 
reconciliation initiatives, as the houses are representative of settler history, 
and, in this context, prioritization is being given to the Indigenous 
community; 

• The building would be owned by ALT; however, units would also be offered 
to members of Swahili Vision, making it a multi-cultural building; 

• The funding mechanism by senior governments which would provide ALT 
the funding to build the project do not require that the occupants be 
Indigenous; however, given that it would be owned by ALT, and the housing 
demand from the Indigenous and Swahili communities, it is anticipated that 
the units would be rented to those two groups; 

 
 

• Given how much the City is projected to grow, staff are working with 
childcare providers and development applicants to ensure that programs are 
being delivered and that the City has sufficient amenities, such as park space, 
programs to support childcare providers, and education opportunities, to keep 
pace with the growth; 
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• The shadow study, which provides analysis at multiple times during the year, 
indicates that the impacts of the building’s shadow on neighbouring areas 
would be largely on the lane and garages to the rear, and not on the houses; 

• Other locations within New Westminster that were considered for this project 
included the following: 
o Locations that were suitable for a six-storey building on a main street; 
o City-owned locations – none were suitable; and, 
o Sites on Sixth Street between Uptown and Downtown – many properties 

already had a larger building on them which would have displaced many 
tenants already in affordable buildings. 

 
At this point in the meeting, Commission members passed the following motion: 
 
MOVED and SECONDED 
THAT the Advisory Planning Commission receive the on-table correspondence 
circulated on March 12, 2021, and earlier in the day (March 16, 2021). 

CARRIED. 
All members of the Commission present voted in favour of the motion. 
 
The Chair called for speakers from the public. 
 
Note: Unless otherwise noted, all speakers are residents of New Westminster. 
 
Don McLellan spoke in opposition to the application, noting that hundreds of 
Glenbrooke North residents and residents from areas across the city had expressed 
opposition to the proposed development and the deviation from the OCP, which is 
a plan that taxpayers helped to develop. He noted that the proposed multi-unit 
building does not comply with the current zoning and that it is not best planning 
practice to place such a building in a residential neighbourhood. Mr. McLellan 
further noted that the building design does not comply with the City’s guidelines for 
massing and setbacks requirements and the parking reduction request exceeds the 
City’s parking bylaw. Lastly, the building will be far from a skytrain station and 
located on a very congested bus route.  
 
 

  



 

Doc # 1788731 Advisory Planning Commission – Minutes Page 6 
 March 16, 2021 

Kathy McLellan, spoke in opposition to the application, noting that it does not 
comply with the current zoning or OCP designation, and gave details of a petition 
that had been signed by over 1200 residents demonstrating opposition to the project. 
She advised that the building will not have a successful transition to adjacent 
properties and the rear lane will not be able to support the associated traffic. Ms. 
McLellan also advised that residents rely on the OCP in choosing where to live, and 
when the OCP was approved, the neighbourhood had agreed that the Residential - 
Infill Townhouse (RT) designation was most suitable for the area. Finally, Ms. 
McLellan reiterated that the project should reduce the size of the building or find 
another location. 
 
In response to questions from the Commission, Mr. and Ms. McLellan provided the 
following information: 
 

• There are no parking restrictions on Fifth Street; however most of the houses 
have suites whose residents park on the street. They also pointed out that 
property owners are able to build laneway homes, which would further 
reduce parking in the area and traffic in the lane; and, 

• The building design does not meet the City’s requirements in regards to 
massing and setbacks at the front, side and back, and in regards to recesses 
in the front wall. 

 
Chris Weltens spoke in opposition to the application, noting that if the building is 
constructed in the proposed location, the shadow study indicates that most of his 
backyard will be in shadow for seven to eight months of the year, which does not 
seem acceptable for his quality of life, and would also impact his privacy. Lastly, 
Mr. Weltens noted that the application should not be approved unless the size of the 
building is reduced and brought into conformity with the OCP or moved to another 
location.  
 
Don Hauka asked the Commission not to support the application, noting that it is 
not good planning to allow a multi-unit building to be built next to a single-family 
residential neighbourhood, with no transitions, a lack of parking and limited road 
access. Mr. Hauka further noted that the proposal does not conform to the current 
zoning and OCP designation and, given its magnitude, should be subject to a City-
wide consultation process rather than a developer-led process, especially during a 
pandemic.  
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Romeo Bordignon spoke in opposition to the application and asked that the City 
respect the approved OCP, noting that when he built his home on Fifth Street he had 
followed all of the zoning guidelines, including setbacks and height restrictions, and 
that had he known about this project, he would have re-considered building his 
home. Mr. Bordignon further noted that the proposed building does not fit in to the 
residential neighbourhood, and the small lane will not be able to accommodate the 
traffic of 96 more residents, nor provide an adequate turnaround for garbage trucks. 
Lastly, he discussed the loss of trees that would occur if the building is allowed and 
noted that the building’s height would affect his garden.  
 
Lana Bordignon spoke in opposition to the application, noting that local residents 
had built homes with the knowledge that future development on Sixth Street would 
be in the form of townhouses, as planned in the OCP. She noted that the proposed 
building will dramatically change the OCP and the landscape of the neighbourhood, 
while there are empty sites elsewhere in the city where the building could fit. Lastly, 
Ms. Bordignon discussed the hand-delivered petitions signed by 1250 residents 
demonstrating opposition to the project and asking for the City to respect the OCP. 
 
In response to questions from the Commission, Ms. Bordignon provided the 
following information: 
 

• Data was not gathered about whether residents who signed the petition were 
renters or homeowners; and, 

• The opposition to the building lies in the height of the building behind single-
family dwellings, not that it would bring changes to the residents in the 
neighbourhood. 

 
Ashley Bordignon spoke in opposition to the application, noting that she is a transit 
user and cyclist and has a strong understanding of the Glenbrooke North 
neighbourhood from that perspective. Ms. Bordignon expressed concern with the 
routing of the MUP, with cyclists using the laneway and with an increase in cars 
turning from the lane onto Eighth Avenue, which is a walking route for high school 
students. In addition, she noted that although the proposed building will have a bus 
stop out front, it is geographically the farthest away from a skytrain station, which 
is not very convenient, and there has been an increase in traffic on Sixth Street 
during school drop off and pickup time since the new high school was built. In 
regards to the proposed height, Ms. Bordignon noted that it is uncommon to see a 
six-storey residential building near detached homes or a high school, whereas 
townhouses are more common and, in this case, are aligned with the OCP. Lastly, 
Ms. Bordignon emphasized that resident opposition to the building does not equate 
to opposition to low-income housing; however it is difficult to overlook the negative 
implications of the height and the safety concerns. 
 
In response to questions from the Commission, Ms. Bordignon and Ms. Roxburgh 
provided the following information: 
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• The observed increase in traffic on Sixth Street is due to the installation of a 
pedestrian-controlled street light, which only allows one car per stop light to 
turn onto Sixth Street from the street in front of the high school, and has 
meant an increase in traffic on Sixth Street opposite to the high school; 

• The opposition to the MUP is in regards to its proposed location, not that 
bike routes form part of the OCP; and, 

• The MUP is contained in the November 2020 Streetscape Vision, and it is 
identified in the OCP that Sixth Street is a Great Street and that the City is 
working to make that vision a reality. 

 
Melissa Roth expressed support for the project, noting that she lives in the 
Downtown and so she understands that a loss of sunlight is a hardship; however, 
this is a worthy project. She suggested that the community think of the 5000 people 
on the list who are waiting for a home and that it’s important to make room for them. 
 
In response to a question from the Commission, Ms. Roth noted that, with regards 
to accessing the underground parking areas, congestion in the downtown lanes could 
be difficult during the time that several downtown buildings were constructed; 
however it never took an unreasonable amount of time to maneuver, even in rush 
hour. 
 
Maya Russell spoke in favour of the application. She noted that affordable housing 
is desperately needed in the region and in the city and that rental vacancy rates 
remain very low. She offered her support of Indigenous and Swahili families who 
would particularly benefit from the project, noting that they are an under-served 
group of people in the New Westminster community. As a School Trustee, Ms. 
Russell has heard from school staff leads who advise that Indigenous families are 
unable to afford housing in the City and are being driven out of the community, as 
well as facing significant barriers to housing, such as racial discrimination. Lastly, 
Ms. Russell noted the developer’s solid record of delivering housing and asked the 
Commission to consider that affordable housing faces massive objections, but is 
greatly needed. 
 
Robert Hughes, spoke in favour of the application, noting that members of his 
extended family have benefited from living in Lu'ma developments and he has 
worked with many African refugee claimants for whom affordable housing is a 
critical need. He referred to letters sent to the Commission’s attention discussing 
housing in the context of indigenous human rights and the right to adequate housing 
as an internationally recognized human right. Mr. Hughes noted the right to be heard 
in public settings, but emphasized that neither the loudest nor the largest number of 
voices should determine the outcome of the proposal. Rather that the approval of 
this housing proposal should reflect an accepting and inclusive community, actively 
working on reconciliation.  
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Procedural Note: The Advisory Planning Commission meeting recessed at 7:57 
p.m. and reconvened at 8:07 p.m. 
 
Wil Chan noted that the OCP process showed there was a clear need for townhouses 
and row homes in the city, and that this project’s alignment with reconciliation 
commitments does not merit a departure from the OCP. He noted that the 
development of affordable townhouses would be family friendly and childcare is 
desperately needed in the area, which would also affect the residents of the proposed 
building. Finally, Mr. Chan asked that the Commission oppose the application and 
recommend that City staff explore alternative design forms that give deference to 
the OCP, including discussions with churches along Sixth and Eighth Street. 
 
Angela Inglis expressed her opposition to the project in its current design, noting 
that while affordable housing projects are critical, and can exist with single detached 
neighbourhoods, the proposal is a significant departure from the community 
feedback during the OCP process regarding housing choice. Lastly, Ms. Inglis 
encouraged the City to reconsider the design of the project to better fit with the 
intent of the OCP, such as townhouses or rowhouses which would better foster 
community relationships. 
 
In response to a question from the Commission, Ms. Inglis noted that although the 
ground units of the proposed building would have entrances similar to townhouses, 
it does not change her opinion, because the massing of the building will not foster 
community interaction and the overall design is not in keeping with the original 
OCP vision. 
 
Hugh Forster, ALT, noted that it would be likely that single level townhomes in the 
proposed area would start at $1.5 million, and would therefore not be feasible as 
affordable housing units. He further noted that the proposed type of building 
provides the density to bring the cost per unit to a point that the upper levels of 
government providing the funding are able to provide for. 
 
Gordon Lamont spoke in opposition to the application, noting that hundreds of 
Glenbrooke North residents, and residents from areas across the City, had also 
expressed their opposition to the proposed development, and its deviation from the 
OCP. Mr. Lamont noted that he is not in opposition to affordable housing, but rather 
to the size and location of the proposed development. He advocated that while the 
need for affordable housing is great, the guidelines within the OCP for multi-unit 
housing should be adhered to, because it was created in conjunction with the 
community. 
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Mike Folka spoke in favour of the proposal, noting that he lives in a mixed density 
area within Glenbrooke North, which includes townhouses adjacent to rental 
buildings, single-family residences and a school, and the mix of housing allows 
people from varying backgrounds to live in the neighbourhood, with little traffic, 
parking or lifestyle impacts. Mr. Folka further noted that creating this type of 
affordable housing will give security to vulnerable people in the community, 
upholding the values of being inclusive and welcoming, and encouraged the 
Commission to support the project. 
 
In response to a question from the Commission, Mr. Folka replied that there is no 
transition between the single-family houses and the five-storey rental building in the 
area where he lives, and there is very little impact on the residents in terms of traffic 
and parking.  
 
Louiza Zlatovic, expressed opposition to the application, noting that the proposed 
amendment to the OCP would be disregarding the document that is supposed to lead 
the development of the city, and was developed by the City with much community 
consultation. She also stated that the massing of the building is inappropriate for the 
adjacent neighbourhood, violates urban design principles in general, and noted that 
there are more suitably zoned sites for such a building elsewhere in the city. Lastly, 
Ms. Zlatovic asked that the loudly demonstrated opposition and feedback from the 
neighbours be listened to. 

 
Erica Sagert, Vancouver resident and Policy Manager of BC Non-Profit Housing 
Association (BCNPHA), gave background on the BCNPHA and voiced the 
organization’s support of the proposed project due to the desperate need for 
affordable housing in the area. Ms. Sagert presented statistics on housing 
expenditure and affordability in the region, noting that New Westminster has stark 
over-representation of black and indigenous peoples who are experiencing 
homelessness, and therefore the project will provide homes to community members 
who need it. She commended the proposal for its transit-friendly location and its 
alignment with the City’s strategic plan, which supports innovative and courageous 
policies to combat the affordable housing crisis. On behalf of the BCNPHA, Ms. 
Sagert encouraged the Commission to support the application moving to the Public 
Hearing stage. 
 
In response to questions from the Commission, Ms. Sagert provided the following 
comments:  
 

• She would echo Mr. Forster’s earlier comments that it is challenging to 
provide affordability with the provision of townhouses, and particularly in 
New Westminster and the region in general; 

• In the absence of affordable housing, renters have the ability to access rental 
supplements to help supplement their income to pay for housing, so that 
market units can be accessed; and, 
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• All BCNHPA members who support indigenous clients have a mix of 
housing and services they provide to clients and help clients to access. 

 
Elliot Rossiter spoke in favour of the application and asked that the Commission 
support the amendment of the OCP so that this proposal can be built. Mr. Rossiter 
noted that he respects the petition process, but has serious concerns with the petition 
that has been put forward, in that approval of such an important proposal should be 
decided on the principles of reconciliation and equity, in order to safeguard against 
the majority, who may be more resourced, and prevent harm against marginalized 
groups. He noted that the petition is misrepresentative, in that the single-family 
demographic is over-represented, it does not give voice to those who are affected 
by housing affordability, or evaluate whether the OCP should be amended based on 
the merits of the application. 
 
Rick Vugteveen, spoke in favour of the proposal due to many reasons, including the 
desperate need for housing affordability, the advancement of reconciliation, support 
for the revitalization of the Uptown retail area and for the completion of a cycling 
connection. Mr. Vugteveen noted that the City’s policy goals drive the OCP and 
that the OCP process allows for thoughtful revisions, as previous examples of OCP 
changes such as schools, the Queen’s Park heritage conservation area, development 
of childcare spaces and rental housing have shown. Lastly, Mr. Vugteveen quoted 
several OCP policy statements that would be supportive of the OCP change for this 
proposal and stated that given that the proposed location is near amenities and within 
an excellent neighbourhood, the change to the OCP is more than warranted. 
 
Anne Lamont expressed opposition to the application due to the changes to the OCP 
that are required. She stated support for affordable housing, reconciliation and 
diversity in the Glenbrooke North neighbourhood, and recognized that townhouses 
are not a viable option from an affordability perspective. She suggested that a four-
storey building with two-storey shoulders, which may be a better option to provide 
for a smoother transition to the neighbourhood than the proposed building. 
 
MOVED and SECONDED 
THAT the Advisory Planning Commission provide the opportunity for additional 
first time speakers. 

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

 
Kate Meow expressed support for the application, noting that she agrees with past 
speakers’ comments in favour of the development, and she urged the Commission 
to recommend that Council send the application to a Public Hearing. 

 
Tanya Denowa expressed support for the application, noting that she feels empathy 
for people who need affordable housing. 
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Alex Johnson stated support for affordable housing and reconciliation; however, 
expressed opposition due to many of the same reasons already presented. Mr. 
Johnson noted that many of the people who had spoken in favour do not live in the 
surrounding neighbourhood and will not be directly affected by the proposal, 
whereas he has spent a great deal of time and resources renovating his house, and 
the proposed development could negatively impact the enjoyment of his property. 

 
Tammy Dewar expressed gratitude for living in Glenbrooke North. She noted that 
she does not think it is her place to close the door to those who are not as fortunate 
as her and to those who so desperately need affordable housing. She described the 
ease with which she uses her bike and transit in her neighbourhood and strongly 
supports the project’s goals of providing affordable housing that meets the City’s 
values of reconciliation and diversity. 
 
Robert Iantria expressed support of this project if it was three storeys rather than six 
storeys and inquired whether the City’s recently approved policies regarding 
renovictions would apply to this proposed development.  
 
In response to Mr. Iantria’s question, Lynn Roxburgh noted that the City’s policies 
in regards to renovictions only apply to multi-family buildings, so would not apply 
in this context. She noted that, in this case, City staff would work with the developer 
and ask them to be mindful of tenants in the buildings that would need to be 
demolished. The developer would need to adhere to the Residential Tenancy Act in 
terms of giving notice and do more than the minimum requirement in order for 
tenants to be able to find housing. 
 
In response to questions from the Commission, Mr. Forster and Ms. Roxburgh 
provided the following information: 
 

• A key consideration in building affordable housing is in getting government 
funding, therefore it is important to make a proposal that meets government 
objectives, including specific unit sizes, bedroom types, all of which would 
only be available in apartments; 

• An OCP amendment would be needed no matter the height of the building, 
and ALT’s mandate is to provide cost-effective opportunities for funding by 
upper levels of government; 

• As there is no available land being provided by the City, the economics are 
such that the building needs to be maximized in order to get affordable 
housing funded by upper levels of government; 

• When the City was preparing the 2017 OCP, staff were focused on providing 
opportunities for housing choice rather than accommodating growth, 
therefore not a great deal of land was designated for new multi-family 
buildings, assuming a context of seeing new market condo developments; 
therefore, there are very few locations where an existing building does not 
already exist; 
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• In most cases, the City does not re-zone in advance, as it is best to have 
applications progress through the development process to allow for 
community consultation and allow the City to negotiate for amenities; and, 

• There are very few other locations in the City that have the OCP designation 
and zoning for the type of building as proposed in this application. 

 
Britu Ramos expressed opposition to the application due to the required changes to 
the OCP, its proximity to the high school, and the inadequate space in the rear lane. 
Mr. Ramos noted that the developer should honour the OCP process and situate the 
project where the OCP and zoning allows it.  
 
Ruby Campbell spoke in favour of the application, noting that it provides an 
opportunity to amend the OCP to benefit racialized communities and follow the 
correct OCP process. She underscored the opportunity to provide housing in 
walking distance of amenities, schools, businesses, a senior centre and transit. 
Lastly, Ms. Campbell encouraged the Commission to support the project, and 
prioritize the community benefit. 

 
Susanne Bell spoke in favour of the project, noting that Sixth Street, and Eighth and 
Tenth Avenues are major corridors and they are the types of locations that should 
be used to support the OCP and the regional growth strategy. She emphasized that 
this is the right project in the right location due to the 106 bus, which is a very 
successful rapid transit route, as well as delivering on the goals and objectives of 
the OCP, the City’s goals of diversity, and development of social housing. 
 
In response to a question from the Commission, Ms. Roxburgh noted that 
throughout the OCP process, the City received support for growth and increased 
density on Sixth Street, aligning with principles for where growth on bus routes; 
however, there was also support for townhouse locations, especially near to schools. 
Through that conversation, the two blocks on Sixth Street between Eighth and Tenth 
Avenues landed with a designation of Infill Townhouses (RT) to facilitate the desire 
for townhouses in the area. 

 
The Commission members thanked the public for their participation in the meeting 
and made the following comments in regards to the proposed application: 
 

• The application supports the City priorities of providing affordable and 
family-friendly housing, advancing reconciliation and diversity, and 
ensuring density is located near to rapid transit networks and local amenities; 

• The Local Government Act allows Council to amend an OCP providing that 
a clearly defined process is adhered to, including consultation with the 
public, review by relevant City Committees, public hearing and deliberation 
by Council; therefore the request by this applicant to amend the OCP is not 
in contradiction to any policy, but rather it is following the correct process; 
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• The OCP is a living document and it is important to look at the designations 
within it, but also to look at it holistically and whether an application to 
amend it accomplishes other goals; 

• The location of the proposed building is supportable in terms of livability and 
access to amenities and transit; 

• The housing crisis presents an urgent need to take bold action and look at 
creative ways to increase affordable housing and support marginalized 
populations in the City, and this proposal appears to present an opportunity 
to address both of these needs; 

• This proposal would support a culture of inclusiveness and the City’s efforts 
to prioritize reconciliation and diversity; 

• The rendering of the proposal shows a sufficient landscape buffer of 
evergreen trees between the rear of the proposal and the neighbouring houses 
which would address direct privacy issues; 

• As there are multi-unit towers all the way up Sixth Street, the proposed form 
of density makes sense along the corridor; 

• The MUP suggested for connecting to the Seventh Ave Greenway and 
routing through the lane may warrant further consideration and public input; 

• It may be a consideration to allow public access to the proposal’s greenspace;  
• It is important to consider the comments presented by the developer in terms 

of funding and affordability of constructing townhouses or a lower storeyed 
building; and, 

• It is important to provide public opportunities for people to voice their 
concerns regarding the height of the building, parking and lane access, as the 
impacts on personal property are tangible; however, it is important to weigh 
these concerns against the opportunity for 96 families to find housing. 

 
MOVED and SECONDED 
THAT the Advisory Planning Commission support the Official Community Plan 
amendment and rezoning application for the proposed affordable housing project 
at 823-841 Sixth Street. 

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

 
5.0  NEW BUSINESS 

 
There were no items. 
 

6.0  REPORTS AND INFORMATION 
 
There were no items. 
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7.0  CORRESPONDENCE 
 

There were no items. 
 

8.0  NEXT MEETING 
 

April 20, 2021, Location to be confirmed 
 
9.0 ADJOURNMENT 
 
ON MOTION, the meeting adjourned at 9:35 p.m. 
 

Certified Correct, 
 
 
 
              
Ken Bourdeau      Carilyn Cook 
Chair        Committee Clerk 



City of New Westminster 
 
 

REP ORT  
Development Services 

 
To: Advisory Planning Commission 

 
Date: September 21, 2021 

From: Michael Watson, 
Senior Planner 

File(s): OCP0026 
REZ00142 

Subject: 97 Braid Street: Sapperton Green 

 

RECOMMENDATION 
 

THAT this report and the applicant presentation be received by the Advisory 
Planning Commission for information. 

 

EXECUTIVE SUMMMARY 
 

A revised Master Plan concept has been submitted in support of rezoning and Official 
Community Plan Amendment applications for a complete, mixed use, sustainable and 
transit-oriented master planned community called Sapperton Green at 97 Braid St. The 
proposed Master Plan concept would include up to 4.455 million square feet of 
residential floor space of mixed tenure including condo, market rental and affordable 
housing; 750,000 square feet of office commercial floor space; approximately 100,000 to 
150,000 square feet of retail commercial floor space; a 35,000 square foot community 
centre and child care space, a Central Park, greenways and publically accessible open 
space. Applications for an Official Community Plan Amendment and Rezoning have 
been submitted. 
 
This staff report and the accompanying applicant presentation are intended to provide an 
introduction to this large and complex application. This information is intended to 
provide the APC with a high level overview of the proposal and Master Plan concept 
including project history, the overall project vision, the land use concept (including 
considerations leading to its development) and high level policy objectives. It is the intent 
that this application return to the APC at a later date for formal and more detailed review 
following further resolution of outstanding items.  
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1.0 PROPOSAL  
 

The Master Plan for Sapperton Green proposes a mixed use, transit-oriented master 
planned community that would include a range of housing options including affordable 
housing, parks and greenways, employment space, neighbourhood-serving retail, and a 
community centre and daycare. The neighbourhood design minimizes roadways and 
emphasizes pedestrian and cycling connections including new connections to the 
Brunette Fraser Greenway and the Braid SkyTrain station. 
 
The proposed Master Plan concept for this site would include: 
 

 a residential floorspace of 413,418 sq. metres (4.45 million sq. ft.) for a projected 
9,300 residents, and would include: 

o a minimum of 104,237 sq. metres (1.12 million sq. ft.) of secured market 
rental housing, and 

o a minimum of 23,690 sq. metres (255,000 sq. ft.) of affordable housing 
consistent with the City’s Inclusionary Housing Policy; 

 employment-generating and office floorspace of 69,677 sq. metres (750,000 sq.ft.) 
to 139,354 sq. metres (1.5 million sq. ft.); 

 approximately 9,290 sq. metres to 13, 935 sq. metres (100,000 to 150,000 sq. ft.) 
of retail commercial floor space; 

 recreational amenities including a 3,251 sq. metre (35,000 sq. ft.) community 
centre and child care facility; and 

 7.9 acres (3.2 hectares) of publicly accessible open space (19% of site area) 
including: 

 1.8 acres central park; 
 3.5 acres of riparian area adjacent to Brunette River; 
 0.75 acre transit plaza; and 
 pedestrian corridors, greenways, pocket parks and accesses to Hume Park 

and Brunette River. 
 
If the application is approved, it is expected that the development of the site would occur 
over 20-30 years. 
 
The applicant has provided a presentation (attached as Appendix A) which provides an 
introduction to the Master Plan concept and outlines the project history, the overall 
project vision, the land use concept (including considerations leading to its development) 
and high level policy objectives. Further information on the project, including previous 
reports to Council, are available on the City’s BeHeard New Westminster website at: 
 
https://www.beheardnewwest.ca/97-braid-street 
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2.0 BACKGROUND 
 
Subject Site Characteristics and Context 
 
The subject site is a 38.35 (1,692,307 sq. ft. / 15.72 hectares) acre site which is unique in 
the region because of its size and adjacency to a variety of transportation infrastructure, 
as well as its proximity to natural, ecological and recreational amenities.  
 

 
Figure 1: Site Context / Location 

 
As shown in figure 1 above, the site is strategically located at the south-eastern gateway 
to the city on the northwest corner of the Braid Street and Brunette Avenue intersection. 
Brunette Avenue (which leads into the Brunette interchange) abuts the eastern edge of the 
property. The current primary access to the site is from Rousseau Street which connects 
to Braid Street, which runs along the southern edge of the site. The site is adjacent to a 
mix of uses, including Hume Park, single detached dwellings, commercial service uses, 
and the Brunette River (which forms the boundary between the City of New Westminster 
and the City of Coquitlam).  
 
The Braid SkyTrain station and bus loop are located on property near the eastern edge of 
the site. Access to the station and bus loop uses internal access roads. The southern 
portion of the site (closest to Braid Street) is undeveloped, and a large portion of which is 
currently being used as a temporary parking lot for Royal Columbian Hospital. The 
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remainder of the site is used for several large warehouses. 
 
Application History 
 
An Official Community Plan Amendment was completed in November 2015 which 
anticipated development of a projected 3,700 residential units (3.4 million square feet of 
residential floor space), a large office employment component (750,000 to 1.5 million 
square feet), and retail commercial (approximately 100,000 to 150,000 square feet), 
community centre and child care. It was intended that half the residential units 
(approximately 1,850 units) would be secured market rental units. 
 
In line with the Official Community Plan Amendment adopted, the developer and their 
consulting team worked in close collaboration with City staff to prepare a Master Plan 
which would form the basis for the rezoning of the Sapperton Green site. An application 
for rezoning the site was received in June 2017.  
 
On July 10, 2017, Council received an update report and endorsed the preliminary Master 
Plan concept and associated principles as the basis for public consultation and processing 
the rezoning application for the site. At that time, staff and the applicant were directed to 
incorporate affordable housing within the proposal.  
 
A revised Master Plan concept was developed which continues to include all the key 
community amenities and organizing features that were included in the initial Master 
Plan concept. Overall residential density was required to be increased from 315,870 sq. 
metres (3.4 million sq. ft.) to 390,192 sq. metres (4.2 million sq. ft.) on the site to support 
the provision of a minimum of 23,690 sq. metres (255,000 sq. ft.) of affordable housing 
 
On February 4, 2020, Council endorsed this revised Master Plan concept as the basis for 
further consultation.  
 
3.0 POLICY AND REGULATIONS  
 
Official Community Plan Land Use Designation  
 
The subject site is designated SGTMC – Sapperton Green Transit-Oriented Mixed-Use 
Community in the Official Community Plan, which is described as: 
 

This area will include a mix of medium to high density residential, office, retail, 
open space, and public and other community serving facilities in a transit 
supportive, complete community. The area will support office uses (750,000 sq. ft. 
floor space minimum to 1,500,000 sq. ft. floor space maximum), residential uses 
(3,400,000 sq. ft. floor space maximum equating to approximately 3,700 dwelling 
units and 7,500 residents) and community supportive retail commercial uses 
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(approximately 150,000 sq. ft. floor space). Public and/or private community 
serving facilities will be provided as appropriate. Floor space for non-profit 
community serving facilities will be excluded from the maximum floor space 
allowable. A minimum 15 % of the site will be publicly accessible open space, 
including plazas, squares, parks, playgrounds and other open areas that are 
accessible to the public. Emphasis will be placed on active transportation 
linkages. Building heights will range from three storeys to a maximum of 35 
storeys. Development of the site will require a comprehensive Master Plan 
including Design Guidelines to be created for the entire site prior to any rezoning 
of the site. The Master Plan is subject to a public review process. The area is a 
Development Plan Area; Design Guidelines developed through the Master Plan 
process will be adopted through rezoning. 

 
The Official Community Plan Amendment Bylaw also designates the subject site a 
Development Permit Area with Design Guidelines to be further developed and then 
implemented through the Master Planning process and rezoning. An Official Community 
Plan amendment is required to update the anticipated floorspace numbers following the 
addition of inclusionary affordable housing to the site. 
 
An amendment to the OCP designation is required to accommodate the increased 
residential density within the revised Master Plan concept. 
 
Development Permit Areas 
 
Sapperton Green Mixed Use Neighbourhood Development Permit Area 
 
The subject property is designated as part of the 5.2 Sapperton Green Mixed Use 
Neighbourhood Development Permit Area (DPA). This DPA is designated: 
 

“in order to facilitate the redevelopment of a large site which offers significant 
opportunities to emphasize transit-orientation and the mixing of residential and 
employment activities on a single site, with related energy efficiencies and GHG 
emissions reductions, and to address water and energy conservation objectives in 
building and landscape design. The redevelopment also provides an opportunity to 
protect and enhance riparian habitat along the Brunette River and to ensure that 
flood protection measures for new buildings and structures meet current 
standards.” 

 
The DPA is established for the following purposes: 
 

 establishment of objectives for the form and character of commercial, mixed use, 
and multi-family residential development; 

 protection of the natural environment, its ecosystems and biological diversity; 
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 protection of development from flooding of the Brunette River; 
 establishment of objectives to promote energy conservation; 
 establishment of objectives to promote water conservation; and 
 establishment of objectives to promote the reduction of greenhouse gas emissions; 

 
The DPA notes that the Development Permit Area Design Guidelines would be 
established in the Zoning Bylaw. 
 
Brunette River Natural Features Development Permit Area 
 
The Brunette River Natural Features Development Permit Area is designated for the area 
between the subject site and the ecologically sensitive Brunette River. The DPA is 
designated : 
 

“in order to preserve its valuable aquatic and wildlife habitat while allowing for 
the continuation of the Brunette Fraser Greenway, and associated trail features.” 

 
This area is designated as a Development Permit Area with the following purposes: 
 

 protection of the natural environment, its ecosystems and biological diversity;  
 establishment of objectives to promote energy conservation; 
 protection of development from hazardous conditions; 
 establishment of objectives for the form and character of commercial, industrial, 

multi-unit residential and mixed use development. 
 
The DPA is divided into four ‘reaches’ with distinct characteristics and development 
patterns. The reach adjacent to the subject site is called the ‘Sapperton Reach and is 
described as follows: 
 
The Sapperton Reach extends from the eastern property boundary of Hume Park to the 
approximate location of the SkyTrain overpass. The reach condition is defined by the 
steep embankment (>30%) of the south bank, riffle-glide stream features and availability 
of instream cover habitat.  
 

 Opportunities: ecosystem restoration, improvements to the Central Valley 
Greenway connection, redevelopment of industrial warehouse site, restoration of 
natural hydrology, development of new recreational amenities. 

 Constraints: development encroachment into the riparian zone, invasive species, 
environmental degradation. 

 
The Brunette River Natural Features Development Permit Area Guidelines can be 
accessed at the City’s website at:  
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https://www.newwestcity.ca/database/files/library/OCP_DPA_7.1_Brunette_River_(Con
solidated_June_2020).pdf 
 
Zoning Bylaw  
 
The site is zoned Commercial Industrial Districts (CM-1) which allows a wide variety of 
retail, office and industrial uses. Residential is not permitted in this district. The proposed 
master plan does not comply with the existing zoning. A rezoning is required to enable 
the residential uses and densities that are proposed.  
 
Family-Friendly Housing Bylaw 
 
As per the Family-Friendly Housing Bylaw No. 7741, 2015: 

 
1) multi-unit apartment buildings (rental) are required to have a minimum of 25% 

two-bedroom and three bedroom dwelling units, of which 5% of the total dwelling 
units shall have three bedrooms or more; and 

2) multi-unit apartment buildings (strata) are required to have a minimum of 30% 
two-bedroom and three bedroom dwelling units, of which 10% of the total 
dwelling units shall have three bedrooms or more.   

 
The proposed development would be required to comply with these family-friendly 
regulations. 
 
4.0 ADVISORY PLANNING COMMISSION REVIEW 
 
Given the size and complexity of this application, it is anticipated that the proposal would 
be presented to the APC in two components. The first component includes a presentation 
by the applicant (attached as Appendix A) to accompany this report. The information 
provided in this report and presentation is intended to provide the APC with a high level 
overview of the proposal including project history, the overall project vision, the land use 
concept (including considerations leading to its development) and high level policy 
objectives. 
 
Some detailed aspects of the proposal are not yet finalized or still subject to further 
discussion with the City. It is anticipated that an application in more of its final form 
would return to APC for a second presentation, at which time the committee would 
complete its consideration of the application.  
 



City of New Westminster September 21, 2021 8 
 

As such, a formal motion of support or non-support from the ACP is NOT being sought 
at this time. As such, this meeting has not been advertised and no notices were sent to 
stakeholders.  

 
ATTACHMENTS  
 
Appendix A: Application Introductory Presentation to the Advisory Planning 
Commission 
  
 
 
Report Author 

 
 
 

Michael Watson,  
Senior Planner  



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix A: 
 

Application Introductory Presentation to the 
Advisory Planning Commission 



Sapperton Green
Advisory Planning Commission Presentation

September 21, 2021



PROJECT TEAM

PWL is a full-service landscape, architecture and urban planning firm 
with a 40 year history of creating award winning projects, based in 
Vancouver, Canada. 

Since 1976 PWL has approached the challenges with innovation and 
a driven search for meaningful solutions. Solutions that reflect the 
firm’s vision of place making, engaging people and being 
inspired by nature.

Landscape Architects 
Aplin Martin is an innovative, multidisciplinary firm of civil 
engineers, urban planners, architects and land surveyors 
delivering cost-effective design solutions for land development and 
public works projects.

Making Sustainable Communities a Reality is not just our Value 
Statement to our customers, it is also our Value Statement for our 
employees, who along with their families, live in the same 
communities that we help to shape and develop. 
  

Civil Consultant
Founded in 1993, Bunt & Associates Engineering Ltd. is one of 
the largest specialist transportation planning and engineering 
consulting companies in Western Canada.

Bunt has been the transportation consultant of choice for 
hundreds of repeat public and private sector clients. Their 
reputation is the result of their values: doing the right things for 
the right reasons – and doing them well - while providing fulfilling 
careers for our employees, working as a team, and delivering 
exceptional service.

Transportation Consultant

Pooni Group is a leading urban and land development consultancy 
based in Vancouver, Canada.

With more than 20 years of public and private sector experience, 
involving over 600 projects, our expertise spans across Metro 
Vancouver, Western Canada and the United States. Since our 
inception in 1988, we have helped shape the region though our 
contribution to land development projects. Our clients have come 
to rely on our insight into local development realties, political 
context and community interests. 

Urban Planning + Development
Design that creates value, service that builds trust. MCM is an 
established full-service architectural practice based in 
Vancouver, Canada.

As one of Vancouver’s most comprehensive architectural firms, MCM 
has been shaping the built environment for over 50 years, with over 
400 projects, employing a complement of some 100+ architects, 
technicians and designers Included in the composition of MCM is 
MCMI, it’s affiliated interior design firm, to provide 
value-added service to all our clients. 

Architects Designers Planners

Headquartered in Vancouver, BC, QuadReal Property Group is a 
global real estate investment, operating and development company. 
QuadReal manages the real estate and mortgage programs of BCI.

QuadReal manages a portfolio in Canada which includes 12,000 
homes and close to 40 million square feet in industrial, office 
and retail space. Our purpose is to create living and working 
environments that enhance the communities we serve. As stewards 
of our parent BCI's real estate, we safeguard a secure future for more 
than 569,000 B.C. teachers, firefighters, police officers and public 
servants. Therefore, we are guided by a long-term vision. 

Owner’s Representative



Project History
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SITE AND POLICY CONTEXT

OCP Designation: Sapperton Green Transit-Oriented Mixed-Use Community 
(SGTMC)

Current Zoning: Commercial Industrial Districts (CM-1)

Permitted uses
• Child care
• Education
• Light manufacturing and repair
• Office uses
• Personal Services
• Public assembly, entertainment and recreation uses
• Public utility and communication uses
• Retail Uses
• Storage and warehouse uses
• Accessory buildings and uses

Sapperton Green is a 38.52-acre site uniquely situated in close 

proximity to a range of transportation infrastructure, natural and 

recreational amenities, and at the north eastern gateway to New 

Westminster.

The site’s Regional Land Use Designation is General Urban (Metro 2040) 

and is located within a Frequent Transit Development Area according to 

TransLink’ s Regional Transportation Strategy, within which concentrated 

growth and development is encouraged to take advantage of the 

proximity to rapid transit.



The O�cial Community Plan Process 2011 - 2015

Musson
Cattell
Mackey
Partnership

The vision for Sapperton Green is for a compact, mixed-use, transit-oriented community and the �rst step to realizing this vision was the completion of an 
O�cial Community Plan Amendment. 

Between 2011 and 2015, the project team hosted workshops, stakeholder meetings and six public open houses to develop the plan that facilitated the OCP Amendment.  
In December 2015 City Council approved the OCP Amendment for Sapperton Green completing the �rst major planning milestone for the future neighbourhood. 

The OCP Amendment includes the following details for Sapperton Green:
  • A mixed-use, compact, transit-oriented community
  • Office Uses: between a minimum of 750,000 SF and a maximum of 1,500,000 SF
  • Residential Uses: up to a maximum of 3,400,000 SF
  • Retail Uses: approximately 150,000 SF
  • Public and Green Space: at least 15% of the site
  • Community Centre Facility: public and/or private facility to be provided as appropriate
  • Building Heights: a range between 3 and 35 storeys

Next Planning Step:
With the completion of the OCP Amendment, the project team has been working 
in collaboration with City sta� to create a draft Master Plan that will 
guide the Rezoning of the property. 
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2015 Approved OCP Amendment Current Proposal

OCP PROCESS

Initiated in 2011, the first step in the planning for Sapperton Green was an 
Official Community Plan Amendment (OCP). The process was informed by 
extensive public engagement and approved by City Council in 2015. The 
OCP Amendment created the Sapperton Green Transit Oriented Mixed Use 
Community (SGTMC) which supports:

• A mixed-use, compact, transit-oriented community
• Office Uses: 750,000 SF - 1,500,000 SF
• Residential Uses: Up to 3,400,000 SF
• Retail Uses: Approximately 150,000 SF
• Public and Green Space: At least 15% of the site
• Community Centre Facility: public and/or private facility
• Building Heights: a range between 3 and 35 storeys

Since the initial 2017 master plan concept, a number of changes have been 
incorporated. The current proposal for Sapperton Green includes additional 
residential density of which 255,000 SF is for affordable housing. While the 
design team was able to retain the major components of the master plan, 
the most significant changes relate to building heights.



Policy



POLICY AND VISION STATEMENT

 

Sapperton Green will become a vibrant, transit-oriented 
neighbourhood that provides a complementary mix of 
residential, retail, office and community uses to meet 
the needs of residents and visitors alike. With a focus 

on sustainability, connectivity, and high-quality urban 
design, Sapperton Green will become a complete, 

inclusive, diverse, integrated, sustainable community.

The Policy Statement is meant to guide the development of Sapperton Green over the long term 
and tie the vision for Sapperton Green to the City’s existing policies, goals and priorities. In working 
collaboratively with City staff, the approach for the policy statement has been to use the City’s OCP 
as a guide and outline Goals, Policies and Actions.



RESIDENTIAL DEVELOPMENT

Goal: Sapperton Green will have a range of housing choices that meet the 
needs of a growing and diverse population.

• Range of tenure options
• Affordable housing delivery
• Variety of building forms, including low to high-rise apartments

Policy Response:

• Meet the City of New Westminster’s Family Friendly Housing Policy and will 
include at least 30% two and three-bedroom units of which at least 10% 
will be three-bedrooms. 

• Respond to the City’s Inclusionary Housing Policy and will include 255,000 
SF of Affordable Housing. 



SUSTAINABILITY

Goal: Sapperton Green will be environmentally, socially, and economically 
sustainable and will contribute to the overall viability of the larger 
community and region.

• Four sustainability pillars: 
1. Community Livability and Social Equity
2. Environmental Leadership
3. Vibrant Economy
4. Arts and Culture

Policy Response: Respond to the City's Seven Bold Steps for Climate Action 
Strategy



PARKS, RECREATION & OPEN SPACES

Goal: Sapperton Green will enhance the existing natural areas at the edge 
of the neighbourhood and increase the amount of green and open spaces 
in the city.

• Establish a Naturalized Zone along the Brunette River Edge
• Green and open spaces
• Connections
• Community Centre

Policy Response: Exceed the 2015 OCP Amendment's 15% open space 
requirement



TRANSPORTATION, MOBILITY & ACCESS

Goal: Sapperton Green will be a vibrant and active neighbourhood - 
strengthening connections to transit, community amenities and services, 
and open spaces in the neighbourhood and allowing residents and 
visitors to access a mix of uses and new park spaces.

• Walking / rolling
• Cycling
• Transit
• Vehicles
• Transportation Demand Management

Policy Response: Respond to the City's Seven Bold Steps for Climate Action 
Strategy, specifically "CarLight Community"



Neighbourhood Building



Average Daily Pedestrian Counts at Key Intersections + Proposed and Existing Greenways
PEDESTRIAN AND GREENWAY NETWORK

SAPPERTON
SKYTRAIN STATION

BRAID
SKYTRAIN STATION

PROPOSED WATERFONT GREENWAY

PROPOSED BRUNETTE/FRASERGREENWAY

CROSSTOWN GREENWAY
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TRANSIT CONTEXT

Pedestrian and Greenway Network
Average Daily Pedestrian Counts + Proposed and Existing Greenways
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TRANSIT-ORIENTED DESIGN

New Westminster, Metro Vancouver 
and TransLink’s policy objectives are 
all supportive of Transit Oriented 
Development (TOD).

The transportation network for 
Sapperton Green responds to a number 
of the overriding principles that include 
permeability, green corridors, pedestrian 
and bicycle linkages and walkable 
neighbourhood. 

A fine-grain network of paths, sidewalks, 
greenways, bi-directional bikeways and 
roads ensures that this new community 
is seamlessly integrated with the 
existing Sapperton neighbourhood  and 
transportation network. 

Bus

Car

Improved Brunette Fraser Greenway

Existing Central Valley Greenway

Pedestrian

Multi-Use Path

Bidirectional Bike Path



Phase 1

Phase 2

Phase 2

Phase 3

Phase 3
Phase 1

AFFORDABLE RENTAL HOUSING

Affordable Rental Housing

• Delivery of approximately  
255,000 sq ft total of proposed 
affordable rental housing

• 85,000 sq ft per phase
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MARKET RENTAL HOUSING



COMMUNITY FACILITIES AND OPEN SPACE

Community Centre 
& Child Care  

• 35,000 sq ft
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PARKS, GREEN CONNECTORS AND PLAZAS

Brunette Fraser Regional Greenway

• 14,711m² (158,358 sf ) Dedicated City Land

Urban Heart

• 1,138m² (12,249 sf ) Dedicated City Land

Community Park

• 960m² (10,333 sf ) Right of Way

• 5,659m² (60,913 sf ) Dedicated City Land

East-West Greenway

• 2,866m² (30,849 sf ) Right of Way

• 305m² (3,283 sf ) Dedicated City Land

North-South Greenway

• 481m² (5,177 sf ) Right of Way

• 452m² (4,865 sf ) Dedicated City Land

Station Plaza

• 4,329m² (46,597 sf ) Right of Way

Braid Brunette Corner

• 857m² (9,225 sf ) Right of Way

Greenway Connections

• 1,590m² (17.115 sf ) Right of Way

1

2

3

4

5

6

7

8

Providing approximately 21% parks and 
open space, exceeds city requirement by 6%

Proposed Dedication New West.

Plaza

Greenway/Park Connectors

Site Boundary

Proposed Property Line 
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PRIMARY RETAIL USES

SECONDARY RETAIL USES

OPTIONAL RETAIL USES

PREFERRED ANIMATED 
GROUND LEVEL FRONTAGE

ANIMATED GROUND 
LEVEL FRONTAGE

RETAIL DEVELOPMENT



Urban Planning



MASTER PLAN
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PUBLIC REALM CONCEPT

Sapperton Green is bordered by three 
distinct landscape types:

• Parks
Residential in Character
Open Park Space
Ground Oriented
Balanced natural and Urban

• Natural (Brunette River Edge)
Connection between natural context 

and new community
Ground Oriented

• Urban
Urban Open Space
Activated Edges
Retail Activity
Transit-Oriented
Gateway/Arrival
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PUBLIC REALM INTERFACE 

Primary Connectors

• East-West Greenway, a pedestrian only 
primary neighbourhood connector

• North-South Greenway, an active 
movement corridor where pedestrian 
and bike paths are side by side

East-West  -  North-South Greenway
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PUBLIC REALM INTERFACE 

Secondary Connectors

• Ground-oriented pedestrian         
"green fingers" permeate the 
site connecting to amenities and 
circulation routes

Secondary Connectors
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Community Park & Community Green

Community Park Community Green
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Cycling Network

Cycling Network
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Urban Heart, Transit Plaza
& Transit Node

Braid Station Transit Node
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Road Networks 

Road Network
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Brunette & Central Valley 
Greenway

Brunette Fraser Greenway Central Valley Greenway Node Points



Phase 1

Phase 2

Phase 2

Phase 3

Phase 3
Phase 1

MASTER PLAN

• 255,000 sq ft of proposed affordable 
rental housing

• 4.2 million sq ft of condominium 
and rental housing

• 100,000 - 150,000 sq ft of retail space

• 655,000 sq ft of office space

• 35,000 sq ft of community centre & 
child care facility

• 8.2 acres of green space/trails/ 
river-edge remediation

Revised Master Plan 
Concept Proposal
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Site

Natural Context

Transportation
Context

Commercial
Context

Single Family
Neighbourhood

Context

Future Townhouse
Neighbourhood

Context
Industrial
Context

Park
Context
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ADJACENT USES TO THE SITE

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 benefits and synergies of being 
located next to the SkyTrain Station 
and the bus loop at Braid Street, as 
well as the other existing adjacent 
uses.
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Heart

Hume Park Precinct

Station Precinct

Braid Street
Precinct
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PRECINCT GUIDELINES

Sapperton Green has three distinct 
urban precincts:

• Braid Street Precinct

• Hume Park Precinct

• Station Precinct

All three precincts overlapped create 
the Neighbourhood Heart at the 
center of the development
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PRECINCT GUIDELINES

Braid Street Precinct

• Braid Street Precinct forms the main frontage of the 
development along Braid Street

• Provides the gateway entry to the site and the 
linkage to Braid Station

• Precinct includes mixed uses with emphasis on 
office, workspace and retail at grade

• Wide public realm which consists of sidewalks and 

setback
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Hume Park Precinct
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PRECINCT GUIDELINES

Hume Park Precinct

• Hume Park Precinct is adjacent to Hume Park and 
the Brunette Fraser Regional Greenway providing a 
connection between the natural context and the new 
community

• Mostly residential in character with community uses

• Variety of housing typologies will be provided to 
contribute to the vision of a mixed-use, transit oriented 
neighbourhood

• Initimate pocket landscapes
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Station Precinct

• Station Precinct is located next to Braid Station 

• Focusing on office, commercial and residential 
uses in higher densities

• Urban hub with a distinct character as well 
as a higher percentage of hardscape plazas 
to encourage patio spaces and spill out from 
retailers
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Neighbourhood 
Heart

Hume Park Precinct

Station Precinct

Braid Street Precinct
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GREENWAY

PRECINCT GUIDELINES

Neighbourhood Heart

• The Neighbourhood Heart is located at the core of Sapperton Green 
at the intersection of all three precincts

• Connects Hume Park Precinct and the Station Precinct through the 
east-west greenway

• Connects Brunette Fraser Regional Greenway and Braid Street 
Precinct through north-south greenway

• It includes an arrival urban plaza and a generous central green park 
to provide a community focus 
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Character Images

PRECINCT GUIDELINES
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Phase 1

Phase 2

Phase 2

Phase 3

Phase 3
Phase 1

PHASING

Phasing, Parcelization
and Land Use

• There are 8 distinct lots within 
Sapperton Green

• Lots range from mixed-use to 
residential

Mixed-Use

Residential

Lot Boundary

Master Plan Boundary
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DENSITY AND HEIGHT - SITE OVERVIEW



Residential

Mixed-Use/Cultural Commercial

USE, DENSITY & HEIGHT

• The proposed Sapperton Green 
Master Plan is a large-scale, 
mixed-use, transit-orientated, 
organic development

Office

Retail 

Residential Tower

Mid-Rise

Community Centre
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Memorandum 
To: Advisory Planning Commission Date: September 13, 2021 

 

From: Emilie Adin, 
Director of Development Services  

File: 13.2525.01, 13.2680.20, 
 OCP00034, OCP00038, 
 REZ00203, REZ00218

 

Subject: Crisis Response Bylaw Amendments & Housing Projects in Downtown 
and Queensborough 

 
 

PURPOSE 
 
The purpose of this report is to seek input from the Advisory Planning Commission 
regarding proposed bylaw amendments to allow the City to be more nimble in responding 
to emergencies and identified crises (such as COVID-19 Pandemic, recent fires and heat 
waves as well as future crises) and to facilitate two affordable housing projects at 350 – 
366 Fenton Street and 68th Sixth Street.   
 
Overview of amendments  
 
The City of New Westminster is bundling three separate, but closely related, projects into 
one review and consultation process in the interest of moving quickly to meet current and 
near-future funding deadlines, as well as respond more readily to urgent needs in the 
community.  These amendments were brought forward to Council on September 13, 
2021. At this meeting, Council directed Staff to proceed with these amendments as 
outlined in the attached Staff Report and Presentation (Appendix A and Appendix B). 
These attachments provide further information on the proposed amendments. In summary 
the three proposed changes are as follows: 
 
1. Potential city-wide bylaw amendments to allow more rapid response on 

projects meeting specific criteria and addressing an identified emergency or 
crisis: Adoption of some general bylaw amendments would offer a way for the City 
to respond more quickly to current crises such as the COVID-19 pandemic, recent 
fires and heat waves, the overdose crisis, the regional homelessness crisis - and any 
other future crises. The proposed Official Community Plan and zoning bylaw 
amendments would be limited by projects that meet four prescribed criteria outlined 
in the attached report (e.g. owned by the City or other government agency, project 
funded by the government,  project operated by a non-profit or public agency, 
project addressing needs identified through a Provincial emergency declaration or 



 
 

public crisis).  
 
2. Non-market housing on City-owned land at 350-366 Fenton Street in 

Queensborough: Rezoning and an Official Community Plan amendment are 
required to allow for this proposed partnership between the City and Vancouver 
Native Housing Society. The proposed project includes 58 units in a three-storey 
mutli-unit building with a mix of studios, one and two bedroom units. The building 
would be for Indigenous individuals and families, including providing spaces for 
women and children.  

 
3. Supportive housing on Province-owned land at 68 Sixth Street in Downtown: 

Rezoning and an Official Community Plan amendment are required to allow for this 
proposed project of 52-units of modular homes with supports for adults at risk or 
experiencing homelessness. An experienced housing operator would be selected, 
and staff would be on site 24/7 to support residents and provide services. BC 
Housing would own the building.  

 
ATTACHMENTS 
Appendix A: Staff Report to Council, September 13, 2021 
Appendix B: Staff Presentation to Council, September 13, 2021 



  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix A 

Staff Report to Council September 13, 2021



 
 
 
 

R E P O R T  
Development Services 

 
 

To: Mayor Cote and Members of Council Date:           September 13, 2021 
    
From: Emilie K Adin, 

Director of Development Services  
File: 13.2680.20 

    
  Item #:  2021-346 
 

Subject:        
 
Crisis Response Bylaw Amendments 

 

 
RECOMMENDATION 
 
THAT Council direct staff to bundle development review of several Crisis Response Bylaw 
Amendments, with the goal of fast-tracking these review processes, and with the intention 
of better meeting current and near-future funding opportunities; 

THAT Council direct staff to draft Crisis Response Bylaw Amendments, including bylaws to 
enable envisioned projects at 350-366 Fenton Street and 68 Sixth Street, to present for first 
reading at a future Council meeting; 
 
THAT in regard to the proposed Official Community Plan Amendments, Council:  

i. Give consideration to the requirements of Section 475 and 476 as well as other 
relevant sections of the Local Government Act; 

ii. Direct staff to advise and consult with: 
a. The following nations: 

- Cowichan Tribes 

- Halalt First Nation  

- Hwlitsum First Nation 

- Katzie First Nation 

- Kwantlen First Nation 

- Kwikwetlem First Nation 

- Lake Cowichan First Nation 
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- Lyackson First Nation  

- Musqueam Indian Band 

- Penelakut Tribe 

- Qayqayt First Nation 

- Seabird Island Band 

- Semiahmoo First Nation 

- Squamish Nation 

- Sto:lo Nation 

- Stz’uminus First Nation 

- Tsawwassen First Nation 

- Tsleil-Waututh Nation; 

b. Ministry of Transportation and Infrastructure; 
c. the Board of Education of School District 40; 

iii. Not pursue consultation with: 
a. Board of the Regional District in which the area covered by a plan is located 

(Metro Vancouver); 
b. any greater boards or improvement districts, as none are considered to be 

affected by this application;  
c. any other provincial or federal agency, as none are considered to be affected 

by this application;  
d. Greater Vancouver Sewerage and Drainage District Board; and, 
e. Councils of immediately adjacent municipalities; 

 
THAT Council direct staff to propose for consideration in the 2022 Budget Process a high-
level multi-year public policy and engagement project relating to “social benefit land uses.” 

 

 
PURPOSE 
 
To provide Council with options for responding to local and regional crises with potential 
City-wide bylaw amendments.  These bylaw amendments would enable urgent housing 
and time-sensitive crisis services, including two non-market rental housing project 
opportunities identified at 350–366 Fenton Street and 68 Sixth Street. 
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EXECUTIVE SUMMARY 
 
The BC government will from time to time declare a state of emergency or a public health 
emergency across the entire province or in an area of the province. There are also widely 
recognized crises affecting the Metro Vancouver area, such as the affordable housing 
crisis, and the extreme weather events that are caused by climate change.  In relation to 
the Affordable Housing Crisis and the Homelessness Crisis, the City is not only working to 
provide a coordinated response to addressing business and resident complaints related to 
homelessness, but the City is also working with senior levels of government to develop 
strategic responses, additional emergency shelter capacity and new supportive and non-
market housing opportunities.  
 
There are a number of existing and new funding opportunities by senior levels of 
government.  The tight timelines that need to be achieved to succeed with grant 
applications reflect the understanding by senior levels of government that the 
homelessness and affordable housing crises have been exacerbated by the global 
pandemic.  Time is of the essence for both the Province and the Federal Government – as 
well as for our local residents who are in need of housing and services.   
 
New Westminster and other municipalities in British Columbia have looked to change our 
zoning bylaws from time to time to respond to urgent needs. In its 2019-2022 Strategic 
Plan, New Westminster City Council resolved to leverage City resources and to pursue 
other opportunities to secure development of below- and non-market housing, which is in 
critical short supply in the city.  
 
As part of the City’s Small Sites Affordable Housing Program, there is an opportunity to 
achieve significant funding for indigenous housing on City-owned lands at 350-366 Fenton 
Street.  Staff advise that there is also an opportunity currently for the City to partner in 
getting a significant grant with which to provide a supportive housing project on lands at 68 
Sixth Street, which are owned by BC Housing.  Due to the competitive nature of applying 
and receiving grant funding, rapid processing of municipal-controlled aspects of projects 
(e.g. permitting, zoning) is considered essential. In relation to the projects proposed at 350-
366 Fenton Street and 68 Sixth Street, it is clear that the public engagement processes for 
these two projects will need to be abbreviated in order to meet senior government funding 
deadlines. This is not an ideal approach to engaging with the community about crisis 
response, nor more generally about land uses that generate social benefit. 
 
Staff have identified a means by which urgent and time-sensitive needs relating to the 
current pandemic, the recent fires and heat waves, the Provincial Opioid Crisis, and the 
Regional Homelessness Crisis – and any other future crises – could be met more readily 
by successful adoption of some general bylaw amendments. The Crisis Response Bylaw 
Amendments that are being proposed would be limited by the following four criteria: 
 

1. The property/properties must be owned or under long-term lease by the City, by BC 
Housing, or by another public agency;  

2. The project(s) must be government agency funded; 
3. The project(s) must be non-profit society or public agency operated; and 
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4. The project(s) must address needs identified through a BC Public Health 
Emergency Declaration; or a BC State of Emergency Declaration; or a crisis 
affecting the Metro Vancouver region that is publicly recognized by multiple member 
municipalities, including the City of New Westminster. 

 
The Crisis Response Bylaw Amendments being proposed will allow the City to be more 
nimble in responding to identified crises. Should Council support consideration of Crisis 
Response Bylaw Amendments in the near-future, staff would return with a proposed 
schedule of review and engagement events. 
 
The “social benefits land uses” proposed for further exploration in 2022 and beyond would 
be broader in scope and would include privately owned lands (including projects on lands 
owned by non-profit societies and faith organizations, even if they are slated to receive 
senior government funding).   
 
BACKGROUND 
 
In this section of the report, a number of issues and opportunities that inform this work will 
be explored. 
 
Provincial State of Emergency Declarations 
 
The BC government will from time to time declare a state of emergency across the entire 
province or in an area of the province. Once a state of emergency has been declared, 
Provincial and local governments will address the unfolding crisis and try to respond to 
urgent needs. State of emergency declarations usually relate to a natural disaster such as 
an earthquake or such as the recent BC wildfires. Note that even when a crisis occurs in a 
different part of the Province, the effects of the crisis could reach cities as far away as New 
Westminster.  In some cases of rampant wild fires in the interior, for example, air quality in 
our city could be seriously affected by wildfire smoke. Another good example of a potential 
State of Emergency Declaration could be the Province instituting a high level response to 
a future serious heat dome or heat wave event. 
 
BC Public Health Emergency Declarations 
 
Public health emergencies are declared whenever a serious public health emergency is 
detected by health authorities. Examples include significant outbreaks of infectious 
disease, such as the recent Public Health Emergency Declaration to address the COVID-
19 pandemic, and can include more long-standing but exacerbated crises such as the 
Opioid Crisis. 
 
Regional Crises 
 
From time to time, there are widely recognized crises affecting the Metro Vancouver area.  
Regional crises, such as the affordable housing crisis, and the extreme weather events 
that are caused by climate change, are defined as crises that are recognized by multiple 
member municipalities, including the City of New Westminster.  
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Homelessness Crisis 
 
Based on the March 2020 Homeless Count, 41 unsheltered and 82 sheltered homeless 
people were enumerated in New Westminster, for a total of 123 homeless people. As with 
all homeless counts, this is likely a significant undercount of the true extent of 
homelessness. In April 2020, BC Housing conducted a survey of service providers, and 
based on this survey, it estimated the size of the unsheltered homeless population at about 
50 people. Given the ongoing COVID-19 pandemic, local outreach workers have stated 
that this number is likely significantly higher. 
 
Businesses and residents are increasingly raising concerns about homelessness and other 
social issues, particularly in the Downtown. These concerns include: individuals sleeping in 
alcoves and doorways; castoff containers and food resulting from takeaway meals; 
increasing public drug use and discarded needles and other drug paraphernalia; and the 
presence of human waste associated with limited access to toilet facilities. Through 
experience, the City has found that increased enforcement only shifts the issue from one 
area or neighbourhood to another but does not lead to any real resolution. Additionally, 
recent court cases and challenges limit the ability of both Police and Bylaw Enforcement to 
act, particularly with regard to homelessness and other social issues. 
 
In response, the City has established a COVID-19 At-Risk and Vulnerable Populations 
Task Force, which has realized $874,323 in foundation and senior government funding to 
address the basic needs of the unsheltered, and a City of New Westminster Inter-
Departmental Working Group on Homelessness, which is providing a coordinated response 
to addressing business and resident complaints related to homelessness and other social 
issues. The City is also working with the senior levels of government to develop strategic 
responses, additional emergency shelter capacity and new supportive and non-market 
housing, with 52 new supportive housing units potentially available within the next 14 to 18 
months. 
 
Canada Mortgage and Housing Corporation and Provincial Funding Opportunities 
 
As part of staff’s Inter-Governmental Relations work, advocacy for affordable housing 
continues to be a priority. Due to the competitive nature of applying and receiving grant 
funding, advocacy, development of partnerships (including non-profit and senior levels of 
government) and rapid processing of municipal-controlled aspects of projects (e.g. 
permitting, zoning) are considered essential. During the scoring of grant submissions, 
having the right zoning in place, and the City’s initial approval on other land use regulatory 
aspects of a project, would enable the City to achieve a higher score, and does increase 
the likelihood of receiving a grant.  
 
The tight timelines that need to be achieved to succeed with grant applications reflect the 
understanding by senior levels of government that the homelessness and affordable 
housing crises have been exacerbated by the global pandemic.  Time is of the essence for 
both the Province and the Federal Government – as well as for the local residents who are 
in need of housing and services.   
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Rapid Housing Initiative (Federal) 
 
The Government of Canada, through Canada Mortgage and Housing Corporation (CMHC), 
launched the Rapid Housing Initiative (RHI) in October 2020. The initial funding for this 
initiative was $1 billion to help address urgent housing needs of vulnerable Canadians, 
especially in the context of COVID-19, through the rapid construction of affordable housing. 
The first round of RHI exceeded its initial target of creating up to 3,000 new affordable units 
and will support the construction of more than 4,700 units across Canada. 
 
The first round of RHI was greatly oversubscribed and the City of New Westminster was 
advised the federal government needed more time to secure funding for additional much 
needed projects. Many of the BC projects were also given the same notice.  
 
The Federal Budget 2021 provided an additional investment of $1.5 billion in new funding 
for the Rapid Housing Initiative in 2021-22. This new funding will add a minimum of 4,500 
new affordable units to Canada’s housing supply to address the urgent housing needs of 
vulnerable Canadians. At least 25 per cent of this funding will go towards women-focused 
housing projects. 
 
In an effort to meet the housing needs of our most vulnerable populations, the City, in 
partnership with Vancouver Native Housing Association, has applied under RHI for a 
project in Queensborough (350-366 Fenton Street).  The City anticipates applying, in 
partnership with BC Housing, for a second project (68 6th Street) later in 2021. While the 
RHI grant has a very aggressive timeframe, with eligible projects having year for 
completion, up to 100% of project costs can be covered through the grant.   
 
Regulatory Context 
 
When a land use is not explicitly permitted in a zone, a zoning amendment bylaw is 
required.  A zoning amendment bylaw may change the regulations on one property, or 
throughout one or more zones, or in all areas of the municipality.  An example of the latter 
is how some municipalities have instituted bylaws that allow group child care facilities in all 
City zones, as long as they can meet certain conditions.  As a recent example in New 
Westminster, many single detached dwelling zones were amended to permit accessory 
laneway homes and coach houses, without the need for an individual site rezoning 
application. 
 
Bylaw amendments that specifically respond to urgent needs have previously been 
adopted by the City of New Westminster.  For example, Bylaw No. 6492, 1998, allows 
transition houses for women and children fleeing abusive situations as an outright 
permitted use in single detached dwelling zones.  This, in response to a widely recognized 
crisis of gender-based violence, is occurring in many places in the world. 
 
Other municipalities in British Columbia have also looked to change their zoning bylaws to 
respond to urgent needs. In 2018, the District of Squamish adopted a zoning amendment 
to permit, in all zones, several crisis response land uses including emergency shelters and 
supportive housing. In Spring 2021, City of Victoria Council directed their staff to prepare 
amendments to their Zoning Bylaw to enable rapid deployment of affordable housing in all 
residential zones across the city, without the need for site-specific rezoning processes.   
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Policy Context 
 
A summary of all the City policies that support the recommendations put forward in this 
report will be provided in a subsequent report to Council. 
 
DISCUSSION 
 
Small Sites Affordable Housing: Program Overview 
 
As part of its 2019-2022 Strategic Plan, New Westminster City Council resolved to leverage 
City resources to secure development of below- and non-market housing. This direction 
was made in response to the housing affordability crisis facing the city and region as a 
whole. One of the most direct ways that Council can deliver affordable housing options is to 
identify City-owned sites suitable for housing. 
 
On October 28, 2019 Council directed in principle the use of the City-owned properties at: 
 

 350 to 362 Fenton Street (located in Queensborough) 
 2035 London Street and 2038 Ninth Avenue (located in Connaught Heights) 

 
On July 12, 2021, Council directed staff not to proceed with the Connaught Heights Small 
Site Affordable Housing Project at this time due to several key factors that have changed 
since the launch of the project; namely the current high cost of construction, and the 
implications of the potential funding timeline on the development review process. The top 
proponent withdrew their application with similar concerns. Staff continue to monitor the 
situation with the intent of identifying new opportunities and changing circumstances that 
may allow for the relaunch of this project. 
 
In January 2020, the City issued a Request for Proposals inviting housing providers to 
describe how they would develop the Fenton Street sites for affordable housing. Seven 
proposals were received, with Council endorsing in principle the proposal received from 
Vancouver Native Housing Society (VNHS). VNHS proposed a three story apartment 
building designed to appear as attached townhouses, with one level of underground 
parking. The building included 51 units, with a mix of studio, one-, two- and three-bedroom 
units. The target population would be low- to moderate-income singles and families with a 
focus on Indigenous singles and families. 
 
In fall 2020, in light of the findings of a preliminary geotechnical investigation, VNHS and 
the City made the decision not to move forward with the application in its current form. 
 
Proposed Project: 350 - 366 Fenton Street 
 
In partnership with VNHS, the City has continued work on developing a non-market 
affordable housing project for indigenous individuals on this site. Based on the new and 
immediate opportunity for Federal funding provided through the Rapid Housing Initiative 
Round Two, and updated site information on geotechnical construction technology, a 
modified project that meets the new program requirements is proposed. The project team  
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sought the advice of an independent geotechnical engineer, and their review – based on 
preliminary information – concluded that technical solutions exist that could work to address 
existing site constraints (namely construction using piles as the building foundation).  
 
The project would be situated on just over four of the 9 City-owned lots along Fenton 
Street, and include 58-units, 88 beds for indigenous individuals including providing spaces 
for women and children. Concept drawings for the revised project have been prepared for 
the grant, which was submitted in August 2021. The concept includes a low-rise apartment 
building designed to the Flood Construction Level (FCL) necessary for construction in 
Queensborough, with at-grade parking and three levels of residential above. See 
Attachment 1 for concept drawings. A central elevator would provide access to all floors 
and provide accessibility to the units. A mix of apartment sizes are proposed; studios, one, 
and two-bedroom units. An exterior common corridor is envisioned, which could also 
accommodate a table and chairs. Other common areas would include a common laundry 
and green space. The proponent is seeking to design to the Passive House standard and 
include a geothermal exchange. 
  
The sites are currently zoned “RQ-1 (Single Detached)” and a rezoning to accommodate a 
multi-unit apartment building form, up to three storeys in height (above the FCL), would be 
necessary. The proposed development would also require an amendment to the 
Queensborough Community Plan, which currently designates the site as RL (Residential 
Low Density), which states that the principle forms and uses are: “Single detached 
dwellings and duplexes. Single detached dwellings may also include a secondary suite.” A 
subdivision and consolidation of the sites would also be required. 
 
The existing neighbourhood is typified by single detached dwellings with suites. Further to 
the South is Ewen Avenue, where a number of services and commercial uses are located. 
To the North, across Boyd Street, are industrial lands, along the Fraser River and 
Queensborough Landing shopping centre.  
 
Past Consultation on the Project 
 
The City hosted a Virtual Information Session in the summer of 2020 once the Small Sites 
Affordable Housing Initiate was announced (prior to VNHS being selected as the project 
operator). The purpose of the event was to provide an overview of the small-sites 
affordable housing initiative, the evaluation criteria that was developed to review the 
proposals, and the process to explore affordable housing on the site. A total of 15 
community members joined the meeting.  
 
Community consultation process for a previous iteration of the project was launched in fall 
2020. The following is a summary of the community and stakeholder consultation that had 
been completed to date: 
 

 Residents Association Consultation: VNHS organized a special meeting with the 
Queensborough Residents Association executive. Two members attended and 
provided feedback on the project.  

 

Page 71 of 243



City of New Westminster  September 13, 2021 9 
 

 Stakeholder Consultation: Due to the required Official Community Plan (OCP) 
amendment, all First Nations with an interest in New Westminster, the Ministry of 
Transportation and Infrastructure, and the School District were identified as 
stakeholders and were invited to provide feedback on the proposal. At that time, 
support was received from Cowichan Tribes and Tsleil-Waututh Nations. Tsleil- 
 
Waututh Nations also noted the possibility of archaeological deposits on the site and 
requested that the proponent follow archaeological and environmental best 
management practices, which VNHS had committed to doing. 

 
 Project Webpage: Both the City and the applicant launched project webpages with 

details about the application. The City’s webpage notes the consultation events have 
been postponed. 

 
Proposed Project: 68 Sixth Street 
 
A supportive housing project is being explored by the City and BC Housing, with the 
intention to submit a grant application in 2021 to CMHC’s third round of Rapid Housing 
Initiative. The project site includes 68 Sixth Street (owned by BC Housing) and 60 Sixth 
Street, which is a small strip of land the City owns adjacent to 68 Sixth Street. The concept 
includes a four storey modular building that BC Housing is repurposing from a project that 
did not proceed. The project would provide 52 supportive housing units along with limited 
exterior programming space (e.g. a gazebo for residents to smoke). BC Housing 
anticipates having two on-site staff for the project, as well as other building support staff as 
needed (e.g. cook, cleaners). Very limited, if any, parking would be able to be 
accommodated on-site.  
 
The project would require a site consolidation, rezoning and OCP amendment. 68 Sixth 
Street is currently zoned Commercial (C-4) and designated Mixed Use High Density in the  
Downtown Community Plan, which includes “mixed-use (commercial and/or residential) 
throughout Downtown, outside of Columbia Historic Mixed-Use, retail, office, service or 
residential and any combination of the above (can be one use or multiple uses)”.  As 
commercial uses cannot be accommodated within the modular building and the limited site 
size, an OCP amendment to permit non-commercial uses at grade would be required.  
 
The site is located along Sixth Street, which is a Great Street identified in the Master 
Transportation Plan and OCP. Immediately adjacent to the west is a four storey, 33 unit 
residential and commercial building, and to the south is a two storey car service shop. To 
the north, across the Agnes Street greenway, is a four storey commercial building with 
retail at grade and offices above. Across Sixth Street to the east are two storey commercial 
buildings.  
 
General Crisis Response Bylaw Amendments 
 
Should Council support rapid processing of zoning bylaw and OCP amendments to enable 
the indigenous housing project proposed at 350 Fenton Street and the supportive housing 
project proposed at 68 Sixth Street, it is clear that the public engagement processes for  
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these two projects will need to be abbreviated in order to meet senior government funding 
deadlines. This is not an ideal approach to engaging with the community about crisis 
response, nor more generally about land uses that generate social benefit.  
 
What follows are some examples of how current land uses as set out in the Zoning Bylaw 
could stymie urgent response to Provincial and regional emergencies: 
 

 Should the City or a public agency need to situate a cooling centre due to a heat 
wave, or an air centre due to extreme wildfire smoke, in a commercial building 
where institutional uses are not permitted; 

 Should the Province need to create a rapid testing or vaccination clinic or 
emergency care beds by repurposing an industrial warehouse; 

 Should a business need to relocate its sale of basic goods and groceries to an 
institutional or residential property so as to continue sales on an emergency basis, 
after the properly zoned grocery store has been compromised by an earthquake. 

 
In any of the cases outlined above, there would not be sufficient time to pursue a site-
specific zoning or even a temporary use permit to allow for these land uses. 
 
Given the importance of land uses that generate significant public benefit, Council may 
wish to direct staff to propose for consideration in the 2022 Budget Process a high-level 
multi-year public policy and engagement project relating to “social benefit land uses.”  
 
However, there are time-sensitive social, physical and health needs that may need to be 
addressed in the interim. Staff have identified a means by which urgent and time-sensitive 
needs relating to the current pandemic, the recent fires and heat waves, the Provincial 
Opioid Crisis, and the Regional Homelessness Crisis – and any other future crises – could 
be met more readily by successful adoption of some general bylaw amendments.  
 
Given the enabling policy set out in the City’s Official Community Plan, the priorities laid out 
in the Strategic Plan, the recently completed Housing Needs Assessment, and the data that 
has been presented to Council in a report titled, “Homelessness Action Strategy: Workplan 
and Timeframe” and dated September 13, 2021, staff advise that Council give 
consideration to bylaws that will enable rapid response crisis services and rapid 
deployment of affordable housing going forward.  
 
Crisis Response Bylaw Amendments are proposed to be narrower in scope than the bylaw 
amendments that might be considered in future to permit a broader range of projects that 
generate public benefit. In the shorter term, what is being proposed are City-wide 
amendments to the Official Community Plan and zoning bylaw that would allow projects 
and uses proposed in direct response to an identified crisis to proceed more rapidly. The 
amendments would be limited by the following four criteria: 
 

1. The property/properties must be owned or under long-term lease by the City, by BC 
Housing, or by another public agency;  

2. The project(s) must be government agency funded; 
3. The project(s) must be non-profit society or public agency operated; and 
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4. The project(s) must address needs identified through a BC Public Health 
Emergency Declaration; or a BC State of Emergency Declaration; or a crisis 
affecting the Metro Vancouver region that is publicly recognized by multiple member 
municipalities, including the City of New Westminster. 

 
The Crisis Response Bylaw Amendments being proposed will allow the City to be more 
nimble in responding to identified crises. The “s land uses” proposed for further exploration 
in 2022 would be broader in scope and include privately owned lands (including projects on 
lands owned by non-profit societies and faith organizations, even if they are slated to 
receive senior government funding).   
 
Should Council support OCP and Zoning Bylaw amendments to better allow Crisis 
Response Land Uses to proceed more rapidly, the bylaws would not only apply to projects 
fitting all four of the criteria laid out above, but they would also be subject to further Council 
approval. As the property owner, the City would still have the authority to approve and 
proceed with the proposed land use, including setting any appropriate conditions on the 
use (e.g. duration of the use).  
 
NEXT STEPS 
 
Crisis Response Bylaw Amendments Review and Engagement 
 
On June 21, 2021, Council approved an update to the Development Review Process 
which put emphasis on increased, earlier public consultation, including both City-led public 
consultation and applicant-led consultation. While some timing efficiencies have been 
achieved in recent development review process updates, and despite the City’s 
commitment to increased, earlier public consultation, the Crisis Response Bylaw 
Amendments outlined above will need to be processed in an expedited manner. 
 
Should Council support consideration of Crisis Response Bylaw Amendments in the near-
future, staff would return with a proposed schedule of review and engagement events. 
 
Initial staff planning suggests that several information and feedback sessions would be 
scheduled and broadly advertised, with the goal of offering residents multiple opportunities 
to learn more about and ask questions on the proposed City-wide zoning and OCP bylaw 
amendments that would allow for crisis-response projects on government-owned land, as 
well as the two specific proposed projects at 350-366 Fenton and 68 Sixth. The Be Heard 
New West platform would also be used to share information with and collect feedback from 
residents.  
 
Official Community Plan Consultation Requirements 
 
Sections 475 and 476 of the Local Government Act identifies specific requirements for 
consultation that must occur prior to final consideration of an Official Community Plan 
(OCP) Amendment. The Act requires local government to provide one or more 
opportunities it considers appropriate for consultation with the organizations and authorities 
it considers will be affected by the proposed OCP Amendment. Staff has provided a 
recommendation for Council’s consideration for each of the identified groups: 
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a) The Board of the Regional District in which the area covered by the OCP is located. 
Consultation with Metro Vancouver is not recommended given the proposed OCP 
amendment does not seek to address lands owned by the Regional District.   
 

b) The board of any regional district that is adjacent to the area covered by the plan 
Consultation with other Regional Districts is not recommended as the proposed 
amendment is not considered to affect adjacent Regional Districts. 
 

c) The Council of any municipality that is adjacent to the area covered by the plan. 
Consultation is not recommended as the proposal is not considered to have any 
negative impact on adjacent municipalities. 
 

d) First Nations 
The City is currently in the process of establishing strategies to guide the City in the 
operationalization of Truth and Reconciliation efforts. These strategies will address 
how the City undertakes consultations with First Nations in regard to Official 
Community Plan Amendments, as well as other planning notifications. Until such 
time as this work is in place and adopted by Council, staff recommends consultation 
with the following nations which have been identified in the past by the City: 

 Cowichan Tribes 

 Halalt First Nation  

 Hwlitsum First Nation 

 Katzie First Nation 

 Kwantlen First Nation 

 Kwikwetlem First Nation 

 Lake Cowichan First Nation 

 Lyackson First Nation  

 Musqueam Indian Band 

 Penelakut Tribe 

 Qayqayt First Nation 

 Seabird Island Band 

 Semiahmoo First Nation 

 Squamish Nation 

 Sto:lo Nation 

 Stz’uminus First Nation 

 Tsawwassen First Nation 

 Tsleil-Waututh Nation 
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e) Greater Boards and Improvement Boards. 
The Greater Vancouver Sewer and Drainage District Board oversee operation of 
regional utilities in New Westminster. Consolation is not recommended given the 
proposed OCP amendment is not considered to affect this Board. 
 

f) The Provincial and Federal governments and their agencies. 
Consultation with the Ministry of Highways and Infrastructure is recommended since 
this Ministry has jurisdiction over lands within New Westminster, including the 
controlled access highways (e.g. Queensborough Bridge). 
Consultation with other Provincial and Federal government agencies is not 
recommended as the proposed OCP Amendment is not considered to affect other 
agencies. 
 

g) Board of Education and School District No. 40 
Consultation is required with the Board of Education of School District No. 40.  

 
Staff will seek input from the parties by sending a letter requesting written comments or 
inviting participation on public consultation events.
 
FINANCIAL IMPLICATIONS 
 
The City worked with VNHS to develop a new concept plan for the project at 350 - 366 
Fenton Street. The grant submission was for approximately $32,000,000 which is 
anticipated to be 100% of the capital required for this project. While the City will be the 
recipient of the funding, these dollars will largely flow through to VNHS to execute the 
development of the project.  If the City is successful in the grant application, the majority 
of municipal costs associated with this project will be recovered.  Some fees waived 
such as Development Cost Charges will require an alternate funding source.  
 
Staff from BC Housing and the City are currently working through the project concept 
development for 68 Sixth Street and anticipate having an approximate project value in 
October – November 2021.  
 
For both of these projects, the City and our partners (VNHS and BC Housing) are 
relying on senior government funding to enable the development of these housing units; 
the City cannot afford these projects without significant funding assistance. As a result, 
there is an expectation from senior government that the City will expedite processing of 
municipal bylaw amendments and permitting.  
 
INTERDEPARTMENTAL LIAISON 
 
Staff working on the Affordable Housing Portfolio is comprised of staff from Parks and 
Recreation, Finance, Engineering Services, Electrical, Development Services, Mayor’s 
Office and Office of the CAO.  Policy and projects are also reviewed by staff in the Staff 
Committee of Affordable Housing, Senior Management Team and Child Care and 
Affordable Housing Task Force.   
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OPTIONS 
 
The following options are presented for Council’s consideration: 
 
1. That Council direct staff to follow standard development review procedures for the 

crisis response projects and processes outlined in the subject report. 
 

2. That Council direct staff to bundle development review of several Crisis Response 
Bylaw Amendments, with the goal of fast-tracking these review processes, and with 
the intention of better meeting current and near-future funding opportunities. 

 
3. That Council direct staff to draft Crisis Response Bylaw Amendments, including 

bylaws to enable envisioned projects at 68 Sixth Street and 350 Fenton Street, to 
present for first reading at a future Council meeting. 
 

4. That in regard to the proposed Official Community Plan Amendments, Council:  
i. Give consideration to the requirements of Section 475 and 476 as well as 

other relevant sections of the Local Government Act; 

ii. Direct staff to advise and consult with: 

a. The following nations: 

 Cowichan Tribes 
 Halalt First Nation  
 Hwlitsum First Nation 
 Katzie First Nation 
 Kwantlen First Nation 
 Kwikwetlem First Nation 
 Lake Cowichan First Nation 
 Lyackson First Nation  
 Musqueam Indian Band 
 Penelakut Tribe 
 Qayqayt First Nation 
 Seabird Island Band 
 Semiahmoo First Nation 
 Squamish Nation 
 Sto:lo Nation 
 Stz’uminus First Nation 
 Tsawwassen First Nation 
 Tsleil-Waututh Nation; 

b. Ministry of Transportation and Infrastructure; 
c. the Board of Education of School District 40; 
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iii. Not pursue consultation with: 
a. Board of the Regional District in which the area covered by a plan 

is located (Metro Vancouver); 
b. any greater boards or improvement districts, as none are 

considered to be affected by this application;  
c. any other provincial or federal agency, as none are considered to 

be affected by this application;  
d. Greater Vancouver Sewerage and Drainage District Board; and, 
e. Councils of immediately adjacent municipalities. 

 
5. That Council Direct staff to propose for consideration in the 2022 Budget Process a 

high-level multi-year public policy and engagement project relating to “social benefit 
land uses.” 
 

6. That Council provide staff with alternative direction. 
 
Staff recommends Options 2, 3, 4 and 5. 
 
ATTACHMENTS 
 
Attachment 1 – 350 Fenton Street Concept Drawings 
 
 
 
APPROVALS 
 
This report was prepared by: 
Emilie K. Adin, Director of Development Services 
 
This report was reviewed by: 
Carolyn Armanini, Planner 
Lynn Roxburgh, Acting Supervisor of Land Use Planning and Climate Action 
Claudia Freire, Housing/Social Planner 
Rupinder Basi, Supervisor of Development Planning 
Jennifer Miller, Manager of Public Engagement 
Blair Fryer, Manger Communications and Economic Development 
 
This report was approved by: 
Emilie K. Adin, Director of Development Services 
Lisa Spitale, Chief Administrative Officer 
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Staff Presentation to Council September 13, 2021
 
 



Preliminary Report 
and Presentation:

Crisis Response Bylaw Amendments

September 13, 2021



Background / Context 

Existing Opportunity to be Responsive: 350-366 Fenton

New Opportunity to be Responsive: 68 Sixth Street

Preparing for Future Opportunities to be Responsive

Next Steps

2021-09-14 2

Presentation Outline



Provincial State of Emergency Declarations
BC Public Health Emergency Declarations
Regional Crises such as Homelessness Crisis

CMHC and Provincial Funding Opportunities
Rapid Housing Initiative

2019 – 2022 Strategic Plan
Regulatory Context

2021-09-14 3

Background



October 2019 Council support in principle for use of 
following sites 

• 350 to 362 Fenton St. (Queensborough)
• 2035 London & 2038 Ninth (Connaught Heights)

Connaught Heights site subsequently excluded ( July 2021)

350-366 Fenton Street
Indigenous Housing
Vancouver Native Housing Society
City-Owned Land
CMHC Funding - Capital
BC Housing - Operating

2021-09-14 4

Small Sites Affordable Housing Program



2021-09-14Sample Footer Copy 5



68 Sixth Street

Partnership between City 
and BC Housing

Supportive Housing
(On-Site Staff)

Repurposed Modular Building

Provincially Owned Land

CMHC Funding Sought
Tight Timelines (anticipated application in 2021)

2021-09-14 6

New Opportunity for Crisis Response Project
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Responding to time-sensitive social, 
physical and health needs
Related to addressing urgent crises:
• Provincial emergency 

declarations (Pandemic, Fire, 
Flood, Heat Wave, Opioid 
Overdose Emergency, etc.)

• Regionally Recognized Crises 
(Extreme Weather Events, 
Homelessness Crisis)

Additional conditions/criteria
2021-09-14 8

To Address Future Opportunities:
Crisis Response Bylaw Amendments



1. Must be government-owned or under long-term lease;

2. Must be government agency funded; and

3. Must be operated  by registered non-profit society or 
public agency.

All projects would also be subject to Council approval, 
controls and conditions.

2021-09-14 9

Additional Criteria for permitted projects under 
the proposed Crisis Response Bylaw Amendments



• Broad multi-year public policy and engagement project is 
proposed

• Examining land uses that generate significant public 
benefit

• Recommendation to refer to the 2022 Budget Review 
Process

2021-09-14 10

What about “Social Benefit Land Uses” that don’t 
meet those criteria?
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Next Steps

Preliminary Report to Council (we are here)
Agency Referrals
Initial Bylaw Reading(s) and Engagement Plan Approval
Advisory Planning Commission
Public Engagement Events
Report of Public Feedback to Council
Public Hearing
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