
Temporary Use Permit for 445 Brunette Avenue
An application has been received for a Temporary Use Permit (TUP) to allow a temporary parking lot 
at 445 Brunette Avenue.  The parking lot would fulfil the terms of an agreement which requires the 
parking for Urban Academy staff and visitors currently located at 100 Braid Street to be provided at an 
alternative location near the school during future construction at 100 Braid Street.  There would be 101 
parking spaces for use by Urban Academy staff and visitors, as well as by related construction workers.  
A TUP is required to allow the parking lot because the existing light industrial (M-1) zone does not 
permit parking for uses not taking place on the site.  The timeline for the TUP would be for whichever is 
less: the time required to complete construction at 100 Braid Street or three years (the maximum time 
allowable at issuance of a TUP).  If required, the applicant could apply to Council for an extension of up 
to another three years under the same permit.

File No. TUP00025

Jacque Killawee, City Clerk

HOW DO I GET MORE 
INFORMATION?
From April 16 to May 3, read the related 
material at Legislative Services, City Hall 
8:30 am to 4:30 pm Monday to Friday, 
and online at:
www.newwestcity.ca/publicnotices

HOW CAN I BE HEARD?
This Temporary Use Permit application will be considered for issuance on May 03, 2021. On May 11, 2020, 
Council approved a resolution requiring written feedback only on Temporary Use Permit applications during 
the period of the COVID-19 State of Emergency.  Send your comments by email, post, or dropping off at the 
mailbox on the north side of City Hall by May 03, 2021 to:

clerks@newwestcity.ca  Legislative Services Department, 
511 Royal Avenue, New Westminster, BC V3L 1H9

 
QUESTIONS?

604-527-4523

REQUEST FOR PUBLIC COMMENT 

WATCH THE MEETING:
www.newwestcity.ca/council

MONDAY, MAY 03, 2021 AT 6:00 PM
Meeting held electronically under Ministerial Order No. M192/2020 and
Current Order of the Provincial Health Officer - Gatherings and Events

Written comments received by 5pm, three business days before the meeting will be included in the agenda package. Later 
comments received until the close of the hearing will be distributed on table at the meeting. All comments are published.

ON A TEMPORARY USE PERMIT APPLICATIONON A TEMPORARY USE PERMIT APPLICATION



511 Royal Avenue, New Westminster, BC  V3L 1H9

Please note that the City of New Westminster deems any response to this notification to be public information.  If 
you have a financial interest in the land subject to this Temporary Use Permit and have contracted to sell or lease all 
or part of your property to any person, firm or corporation, we strongly urge you to deliver this notification, as soon 
as possible, to the prospective buyer or tenant.

REQUEST FOR PUBLIC COMMENT ON A TEMPORARY USE PERMIT

<<Name 2>>
<<Name 1>>
<<Address1>>
<<Address2>>



R E P O R T
Development Services 

To: Mayor Coté and Members of Council Date: 4/12/2021 

From: Emilie K Adin, MCIP 
Director of Development Services 

File: TUP00024 

Item #: 116/2021 

Subject: 445 Brunette Avenue: Temporary Use Permit (TUP00024) for Off-Site 
Parking During Construction of 100 Braid Street 

RECOMMENDATION 

THAT Council provide notice that it will consider issuance of Temporary Use 
Permit (TUP00024), subject to the conditions outlined in this report, to allow a 
temporary parking lot at 445 Brunette Avenue for the use of Urban Academy as 
well as for construction workers of the 100 Braid Street development.  

PURPOSE 

The purpose of this report is to request Council consideration of a Temporary Use Permit for 
the subject site at 445 Brunette Avenue.  

EXECUTIVE SUMMARY 

Wesgroup is seeking a Temporary Use Permit (TUP) to provide for a temporary parking lot 
at 445 Brunette Avenue consisting of 101 parking spaces for use by Urban Academy staff 
and visitors during future construction at 100 Braid Street, as well as by related construction 
workers.  

A TUP is required for the 445 Brunette Avenue site since the existing Light Industrial 
Districts (M-1) zoning for the property does not permit parking for off-site uses.  Staff 
recommend that the term of the Temporary Use Permit be the lesser of the time required to 
complete construction at 100 Braid Street, or three years (the maximum time allowable at 
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issuance of a TUP).  If required, the applicant could apply to Council for an extension of up 
to another three years under the same permit. 
 
BACKGROUND 
 
As a condition of a Restrictive Covenant registered on title for 100 Braid Street, the owner is 
required to provide and maintain 40 on-site parking spaces for the use of staff and visitors of 
Urban Academy (466 Rousseau Street). Should these spaces not be provided at 100 Braid 
Street, such as during construction, they must be provided at a nearby location.   
 
TUPs have a maximum term of three years at issuance, at the end of which applicants have 
the option to apply to Council for an extension up to three years, for a total of six years of 
operation under a single TUP.  
 
SITE CHARACTERISTICS AND CONTEXT 
 
445 Brunette Avenue is located mid-way on the triangular block created by Brunette 
Avenue, Braid Street, and Rousseau Street (see Figure 1, below). The site is currently vacant 
and is composed of two parcels with access from Brunette Avenue and the lane.  
Immediately to the south is an automobile sale business and to the north is a se lf-storage 
business.  Across the lane, to the west, are light industrial and service commercial uses.  
Further north are Urban Academy (466 Rousseau Street) and 100 Braid Street, and beyond 
are 97 Braid Street (Sapperton Green) and the Braid SkyTrain Station. Further west are 
single detached residences within the lower Sapperton area.  
 

 
Figure 1- Site Map 
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Land Use Policy and Regulations 
 
The site is designated Mixed Employment (ME) in the Official Community Plan and zoned 
Light Industrial Districts (M-1).  Both policies support light industrial and commercial 
activities. More information about the policy context is available in Attachment 1.  
 
PROPOSAL 
 
The City has received an application for a Temporary Use Permit to allow construction of a 
temporary parking lot at 445 Brunette Avenue.  The parking lot would have 101 spaces that 
would be available only to Urban Academy (minimum 40 spaces) and 100 Braid Street 
construction workers.  Parking would be for passenger vehicles and would not accommodate 
large commercial vehicles. There would be no public use of the parking lot, which would 
operate between 6:00 a.m. – 7:00 p.m. daily. Once construction at 100 Braid is complete, the 
40 on-site parking spaces will once again be available at 100 Braid Street for the use of 
Urban Academy. 
 
A perimeter fence and low level landscaping would surround the parking lot. The surface 
would consist of existing concrete, new asphalt millings, lighting and wheel stops to help 
delineate parking spaces. Upon expiry of the Temporary Use Permit (TUP), the applicant 
would be required to restore this portion of 445 Brunette Avenue back to its pre -parking lot 
condition and remove all lighting and wheel stops.    
 
The applicant requests that the term of the TUP be the lesser of the time required to complete 
construction at 100 Braid Street, or three years. If a TUP were not to be approved by 
Council, the applicant would be required to apply to rezone the property or find another 
location that permits commercial parking. 
 
Further information is provided in the Project Summary Letter (Attachment 2) and Project 
Drawings (Attachment 3).  The applicant will be required to finalize these drawings to the 
satisfaction of City staff as a condition of the TUP. 
 
DISCUSSION 
 
The application has been evaluated using the evaluation criteria for Temporary Use Permits 
(TUPs), per Section 190.46 of the Zoning Bylaw.  The full evaluation is available in 
Attachment 4.  The application would provide an indirect community benefit, would be 
temporary in nature, and would generally be compatible with the surrounding properties. The 
TUP would include conditions relating to transportation, maintenance, and operational 
requirements, listed in Attachment 5.  
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Transportation 
 
Vehicle Access 
 
Vehicle access between the parking lot and Brunette Avenue would be limited to right-in and 
right-out.  Vehicle access between the lane and the parking lot would also be restricted, to 
limit the number of vehicles travelling on the lane between the parking lot and Urban 
Academy, which would also act as a pedestrian connection between the two sites.   
 
Pedestrian Access 
 
There are three pedestrian access routes between the parking and Urban Academy and 100 
Braid, with the first being the shortest and likely the most frequently used: 
 

1) The lane (through the centre of the block) ~200m  
2) Brunette Avenue to Braid Street (counter clockwise around the block) ~500m 
3) Brunette Avenue to Rousseau Street (clockwise around the block) ~500m 

 
As a condition of the TUP, a safe walking route to school plan would be required. The plan 
would need to outline how pedestrian and vehicle traffic can safely be accommodated in the 
lane. The applicant would provide required signage and other related infrastructure. A 
Transportation Memo is included in Attachment 6. 
 
Parking Lot Maintenance 
 
The site has an existing concrete pad and is partially covered in asphalt. The applicant 
proposes to cover the remaining surface with asphalt millings to create a smooth and dust -
free surface.  The applicant has submitted a maintenance plan which would form one of the 
conditions of the TUP (Attachment 7).  This plan requires that: an even asphalt surface be 
maintained; drainage infrastructure be functioning properly; the site remain free of any 
debris; pests, ice and snow be managed; and on-site parking infrastructure (e.g., curb stops, 
lighting, fencing) remain in place and be maintained for as long as the parking area remains 
operational.  
 
INTERDEPARTMENTAL LIASON 
 
City staff from the Engineering Department were consulted as part of the Temporary Use 
Permit application review process.  
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OPTIONS 
 
There are two options presented for Council’s consideration:  
 
1. That Council provide notice that it will consider issuance of a Temporary Use Permit 

(TUP00024), subject to the conditions outlined in this report, to allow a temporary 
parking lot at 445 Brunette Avenue for the use of Urban Academy as well as for 
construction workers of the 100 Braid Street development.  

 
2. That Council provide staff with other direction. 
 
Staff recommends Option 1. 
 
ATTACHMENTS 
 
Attachment 1 - Policy and Regulations 
Attachment 2 - Project Summary Letter 
Attachment 3 - Project Drawings 
Attachment 4 - Evaluation 
Attachment 5 - Conditions 
Attachment 6 - Transportation Memo 
Attachment 7 - Maintenance Letter 
 
 
This report has been prepared by:  
Athena von Hausen, Development Planner 
Samantha Bohmert, Planning Assistant 
 
 
This report was reviewed by: 
Rupinder Basi, Supervisor of Development Planning 
Jackie Teed, Senior Manager of Development Services 
 
  Approved for Presentation to Council 
   
 
 

 

 

 
Emilie K Adin, MCIP 
Director of Development Services 

 Lisa Spitale 
Chief Administrative Officer 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment 1 

Policy and Regulations 
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ATTACHMENT 1 - POLICY AND REGULATIONS 
 
Official Community Plan 
 
The Official Community Plan designates the subject site and adjacent properties to the 
north and south as Mixed Employment (ME), as shown in Figure 2, below. The purpose of 
this designation is to allow a variety of commercial, light industrial and service commercial 
uses with a focus on employment generation. Complementary uses include Residential and 
retail uses ancillary to the business on these properties (e.g. caretaker units, small-scale 
retail), utilities, transportation corridors, parks, open space, and community facilities.  
Adjacent properties to the west are designated as Residential –Infill Townhouse (RT). The 
purpose of the RT designation is to allow small scale, side-by-side townhouses and 
rowhouses which are compatible within areas of single detached housing and other lower 
density ground oriented housing.  
 

 
Figure 2 - Excerpt from Official Community Plan Land Use Map 

Zoning 
 
The subject site is currently zoned Light Industrial Districts (M-1), the purpose of which is 
allow light industrial uses.  
 
Temporary Use Permits 
 
The Local Government Act authorizes municipalities to issue Temporary Use Permits, 
which allow uses that would not normally be permitted to operate on a temporary basis. 
The permits can be issued for a maximum of three years.  After that time, they may be 
extended once by application for an additional three years. Council may attach conditions 
to the issuance of the permit to ensure mitigation of the impacts of the temporary use on 
existing businesses and properties.  Section 190.46 sets out evaluation criteria for 
Temporary Use Permits, which is included in Attachment 4.  



 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment 2 

Project Summary Letter 

 

 

 

 

 

 

 



 

   

January 20,  2021 
 
Planning Department 
City of New Westminster 
511 Royal Avenue 
New Westminster, BC  
V3L 1H9 
 
Re:  Temporary Use Permit and 445 Brunette Avenue, Off-Site Parking for Urban Academy & 

Construction workers during 100 Braid Street redevelopment. 
 
Wesgroup Properties is seeking a Temporary Use Permit in order to provide temporary lot on 445 
Brunette Avenue consisting of 101 space for use by Urban Academy staff and construction workers during 
the redevelopment of 100 Braid Street. The redevelopment of 100 Braid Street is currently in the process 
of a rezoning application for a 34 - storey mixed use development consisting of 423 units of secured 
market rental housing and an art gallery space. The temporary parking lot is a critical path item that 
needs to be operational prior to construction of the redevelopment which is anticipated to commence 
early next year. 
 
A Temporary Use Permit would be required for the 445 Brunette Avenue site since the existing Light 
Industrial Districts (M-1) zoning for the property does not permit commercial parking lots to 
accommodate off-site uses. It is recommended that the Temporary Use Permit be issued for a maximum 
of three years or the time required for the underground parkade in the proposed 100 Braid Street 
Building to be completed. If this is needed, we could apply to council for an extension of up to another 
three years. 
 
By converting this property, we are providing a surplus of trades parking for our redevelopment of 100 
Braid Street, which takes any parking of our construction off the neighbouring streets. The parking lot 
would be secured with a perimeter fence and the surface of the parking lot would consist of asphalt 
millings or gravel that has been treated to be dust free. We do understand the importance and necessity 
of improving the lot with sufficient lighting as well as mesh screening around the perimeter to a degree of 
satisfaction of the City as a condition of the Temporary Use Permit. As there are two access points along 
Brunette we will provide screening and landscaping where possible.  The normal hours of the lot 
operation shall be between 0600 and 1900 daily. We do predict that all 101 stalls will be fully used by 
passenger vehicles for both Urban Academy and 100 Braid Street trades vehicles throughout the duration 
of construction for 100 Braid Street. To the north of the sites parking, is for the use of Urban Academy, 
the south of the site will be used as parking for the trade workers constructing 100 Braid Street. Trade 
vehicles will consist of passenger vehicles such as cars, vans and trucks. The parking will not be used by 
the general public or by large commercial vehicles.  
 
It is expected that both Urban Academy and the construction workers for 100 Braid Street will use the 
lane between the properties travel safely between 100 Braid Street and the temporary parking lot. Upon 
completion of 100 Braid Street parking Wesgroup will restore this portion of 445 Brunette Street back to 
its pre-parking lot condition and remove all lighting, banners and wheel stops.  
 
 
 
 



 

   

Please feel free to contact me if you have any questions at rsekhon@wesgroup.ca.  

Thank you, 

Ryan Sekhon 
Development Manager 



Attachment 3

Project Drawings

















 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment 4 

Evaluation 
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ATTACHMENT 4 – EVALUATION CRITERIA FOR TEMPORARY USE 
PERMITS 

 
Section 190.46 of the Zoning Bylaw sets out the following evaluation criteria for 
Temporary Use Permits:  
 
a) Whether the proposed use is consistent with the Official Community Plan designation 

for the land;  
 
The purpose of the Mixed Employment (ME) designation is to allow a variety of 
commercial, light industrial and service commercial uses with a focus on employment 
generation.  The proposed parking lot is not consistent with this designation for two 
reasons. First, it will not generate employment beyond its construction. Second, while 
a parking lot is considered a commercial use, this parking lot will function like 
private, on-site parking. 
 

b) Whether the proposed use is consistent with any neighbourhood plan applying to the 
land;  

 
N/A 

 
c) Whether the proposed use is consistent with relevant policies adopted by the Council;  

 
N/A 
 

d) In the case of any proposed use that is not consistent with any such plan or Council 
policy, the nature and extent of any community benefit from the use;  
 
The proposed parking lot will provide an indirect community benefit by enabling the 
construction of a new building at 100 Braid Street, which will provide: 

• 423 units of secure market rental housing, 96 of which will be provided at a 
reduced rental rate for a period of time as determined by CMHC funding 
requirements;  

• Two and three bedroom units consistent with Family-Friendly Housing 
requirements; and  

• 395 sq.m. (4,252 sq.ft.) of dedicated art gallery and studio space with 
discounted rents. 

 
e) Whether the proposed use is of a temporary nature or whether it would be more 

appropriate for the City to consider permitting the use by rezoning;  
 
The proposed use is of a temporary nature because once the required parking at 100 
Braid Street is constructed, as 40 spaces will be provided for the Urban Academy 
School at this site, eliminating the need for parking at 445 Brunette Avenue.  This 



8 
 

8 
 

means that a rezoning is not the more appropriate mechanism for the City to consider 
permitting this use.  
 

f) The suitability and compatibility of the proposed use with the surrounding area, 
including its operation, function, appearance and intensity of use;  
 
Operation, Function, and Intensity of Use.  Potential nuisance impacts associated with 
a parking lot could include noise, traffic, light and dust.  Noise could include people 
and vehicles going to and from the site and would be mitigated by limited hours of 
operation for the parking lot.  As a condition of the Temporary Use Permit, a safe 
route to school plan from/to the school would be required. The plan would need to 
outline how pedestrian and vehicle traffic can be accommodated in the lane, in a 
manner that will not create any safety issues. . Light intrusion would be addressed as a 
condition on the TUP while dust would be addressed by the use of a paved surface 
and regular maintenance.  
 
Appearance. The site is currently has a small building, concrete wall, chain link fence, 
6 cottonwood trees and a mix of surfacing treatments.  The applicants would retain 
the building, remove the trees (as permitted through a Tree Permit), provide a 
consistent dust-free surface, change the fencing configuration, add lighting, and add 
low-level landscaping.  The appearance of the site would be similar to the existing 
appearance, with some improvements made.  This would be consistent with the light 
industrial and service commercial appearance of the area.  It would also be similar in 
appearance to the adjacent car sale business.  

 
g) The impact of the proposed use on the operation of adjacent uses, including future 

land uses permitted by the zoning bylaw and designated by the official community 
plan. 
 
The impact of the proposed use would be consistent with light industrial or mixed 
employment uses and would have limited impact on the operation of current land 
uses.  The Official Community Plan designates the properties across the lane for 
townhouses. There are many parking lots adjacent to residential uses and the proposed 
use is consistent with future permitted land uses.    



 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment 5 

Conditions 
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ATTACHMENT 5 – PROPOSED CONDITIONS FOR TEMPORARY USE 
PERMIT 

 
The following proposed conditions would be included as part of the proposed Temporary 
Use Permit: 
 

1. Finalization of Civil and Landscape Drawings (including lighting plan) for the 
proposed temporary parking lot to the satisfaction of City staff. 
 

2. Installation of signage and other transportation infrastructure to restrict turning. 
 

3. Provision of a safe route to school plan between the subject site and 466 Rousseau 
Street (Urban Academy). 
 

4. Finalization of any necessary utility arrangements to the satisfaction of the Director 
of Engineering.  
 

5. Submission of securities for hard and soft landscaping and parking lot maintenance 
based on 125% of a cost estimate submitted by a qualified landscaping and civil 
engineering professional to the satisfaction of City staff. 
 

6. Provide regular maintenance, as per the Maintenance Plan letter provided by 
Wesgroup Properties Ltd. dated March 19, 2021. 

 
7. The parking lot shall not be used by the general public and is only for the sole use 

of staff and visitors of Urban Academy (466 Rousseau Street) and construction 
workers involved with 100 Braid Street.  A minimum of 40 parking spaces shall be 
provided for Urban Academy and these spaces shall be reserved for school use only 
and be clearly delineated. 
 

8. The applicant must demolish or remove all parking spaces, lighting, wheel stops, 
and other structures (with the exception of asphalt surfacing) that are to be 
constructed/located for the proposed parking lot and restore the site to the condition 
that it was prior to the parking of vehicles. 

 
9. No outdoor storage of construction vehicles or materials shall be permitted. 

 
10. Parking spaces shall be exclusively for the parking of motor vehicles less than 4,536 

kilograms gross vehicle weight. 
 

11. The normal hours of the lot operation shall be between 6:00 and 19:00 daily. The 
hours of operation for the temporary parking lot may be modified subject to prior 
consent from the City. 
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12. The Owner shall comply with Sign Bylaw No. 7867, 2017. 
 

13. Lighting shall not intrude onto neighbouring properties.  
 

14. Construction workers arriving at the parking lot outside of permitted construction 
hours shall respect the privacy and minimize noise impacts to adjacent neighbours. 
 

15. When the parking is not in use, it shall be closed and secured (parking area locked 
at night).  If security issues emerge, then additional security measures shall be put 
in place as deemed appropriate by the applicant and the City. 



 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment 6 

Transportation Memo 

 

 

 

 

 

 

 



 

 

MEMO 

DATE: February 23, 2021 

PROJECT NO: 04-18-0187 

PROJECT: 100 Braid Street 

SUBJECT: Temporary Parking Lot Review 

TO: 

 

 

CC: 

Ryan Sekhon – Development Manager 

Wesgroup Properties 

 

Cheryle Beaumont – Urban Academy 

 

PREPARED BY: Neal Peacocke, P.Eng. – Senior Transportation Engineer 

  

 

1. INTRODUCTION & PURPOSE 
The rezoning application for 100 Braid Street was approved at a Public Hearing on December 7, 

2020 and now the project team at Wesgroup is working towards zoning enactment. A Development 

Permit (DP) application was submitted concurrently with the Rezoning Application, and Wesgroup is 

working with the City of New Westminster on the Planning and Transportation aspects. Obtaining 

the DP is still an active process, but there are aspects of the site preparation and construction 

coordination that can now begin in order to ensure an efficient project delivery that also minimizes 

impacts to the adjacent neighbourhood. 

Initial site works are expected to begin in February 2021, which will include the installation of 

construction protection fencing around the perimeter of the site in preparation for demolition 

purposes, as well as tree protection along Braid Street. Once started, the entire demolition process 

will take approximately 8 weeks in duration. Following the building demolition, environmental 

testing will be conducted in April 2021, which will be immediately followed by site preparation, 

including machines and rigs. Once construction of the new building begins, it is anticipated that it 

will take 32 to 36 months to complete. 

A unique characteristic of this development project, which has been carefully considered 

throughout the review process is the partnership between Wesgroup and the Urban Academy (UA) 

which, among things, includes the provision of dedicated parking spaces for school staff and pick-

up/drop-off (PUDO) spaces for the kindergarten and junior kindergarten parents. Currently these 
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parking spaces are provided within surface parking lot immediately east of the Urban Academy, and 

upon completion of Wesgroup’s new tower, these parking spaces will be accommodated within the 

first segment of the underground parkade facility. Given the importance of maintaining reliable 

PUDO access during the construction of the tower, Wesgroup has secured land approximately 100m 

south of their site at 445 Brunette Avenue to provide a temporary parking lot to address the interim 

needs during the construction period. In addition to supporting the school’s staff and kindergarten 

programs, this parking area will also be vital for construction crews throughout the project and will 

help ensure that temporary parking demand does not rely upon nearby local streets.  

The purpose of this memo is to summarize the key transportation issues that pertain to this 

temporary parking lot and the relationship between to the Wesgroup construction project and 

Urban Academy. 

2. SITE CONTEXT & PROPOSED DESIGN 
As noted above, the temporary parking lot is located at 445 Brunette Ave, which is approximately 

100m south of 100 Braid Street and directly accessible by the existing 6m wide north-south public 

lane. A context map has been included at the end of this memo for reference (Exhibit 2.1). This 

shows the routes available to pedestrians travelling between the parking lot and their destination at 

100 Braid or Urban Academy, as well as approximate distances to help gauge travel time (i.e. 400m 

is generally a 5-minute walk). The shortest pedestrian route will be travelling along the laneway, 

which generally operates as a multi-modal shared space. The other options along the Brunette dge 

would make use of the existing City sidewalk network.     

The parking lot will have a capacity of 101 parking spaces, which is separated into two sections 

(north and south) for Wesgroup’s construction crews and the UA activity (i.e. staff and parents). 

Both of these parking areas will make use of two separate existing driveway crossings from Brunette 

Avenue, as well as two additional access points from the north-south lane referenced above. Given 

the volume of traffic on Brunette Avenue it is not expected that left turn access to or from Brunette 

Avenue will be feasible for most applicable times of the day, which is also reinforced by the double 

Directional Dividing Line (DDL). As a result, it expected that access from Brunette will generally 

operate as a right-in/right-out (RIRO) condition. Conversely on the laneway, the number of potential 

vehicle conflicts will be significantly lower at the two separate lane entrances which will allow for 

movements in both direction north-south. At this stage, the team is looking at the use of paint 

markings and signage to help advise departing drivers of a preferred route that would have vehicles 

exit south along the lane. The main objective of this decision is to reduce the amount of 

northbound traffic in the lane, especially during the afternoon period. An initial concept of this 

temporary parking lot plan is attached (Exhibit 2.2). The temporary parking lot will also be 

enhanced with a paved surface, new paint lines, fencing, signage, and lighting to improve safety 

and CPTED conditions, as well as providing additional clarity on the intended users of the lot. 
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3. CONSIDERATIONS 
The ability of Wesgroup to obtain such a strategically significant location for their temporary 

parking lot asset is very fortunate. It not only addresses the interim needs of the Urban Academy 

staff and kindergarten programs, but it provides a highly reliable location for tradespeople to park 

their vehicles. This section will outline some of the key considerations that effect the operation of 

this temporary parking lot and how they relate. 

3.1 Construction Crews 

Wesgroup’s construction crews will be the first people to arrive on site each morning, given their 

days typically start at 6:00 - 6:30 AM. This generally allows an hour of time before any operations 

begin for the Urban Academy, which are described below in more detail. After parking their vehicles 

within the lot at 445 Brunette Avenue, the crews will make their way to the 100 Braid Street 

construction site, with an expectation that the majority will walk up the laneway for quick access, 

although alternative walking options along Brunette Ave are available, as shown in Exhibit 2.1. 

Given the time of day, there will be very low volumes of traffic, and most of it will be associated 

with Wesgroup’s crews. 

The City’s Construction Noise Bylaw (No. 6063) outlines permitted work hours for construction as 

7:00 AM and 8:00 PM on weekdays and between 9:00 AM and 6:00 PM on Saturdays, but does not 

include Sundays or other holidays. Given this limited time window construction activity, the crews 

are further motivated to arrive on site before 7:00 AM, so that work can commence as soon as the 

bylaw permits, in order to make efficient use of time.  

At the conclusion of each workday, crews will make their way back to the temporary parking lot to 

load up gear and depart vehicle. Although end times are staggered depending upon the particular 

role, most crew members will leave between 3:30 – 4:30 PM each weekday.  

3.2 Urban Academy 

The following sub-sections outline the two sets of school user groups that are associated with this 

temporary parking lot. Given the heightened sensitivity associated with school traffic, we feel it is 

important to highlight upfront that only the JK/K program and UA staff will be accessing this 

temporary parking lot for the duration of construction which will leave main components of 

associated school trips to be continually manage at the school site, as is currently performed within 

the existing on-site parking/loading loop. 

Urban Academy staff will also maintain their site supervision around the perimeter of the school 

during the morning and afternoon periods to support the safe transportation of students and 

parents to and from the site. Exact locations of the UA staff will be adjusted to align with the 

interim condition. 
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3.2.1 Urban Academy Staff 

Consistent with the long-term UA staff parking supply within the future tower, 25 parking 

spaces will be made available to UA staff within the temporary parking lot. Assuming full 

use of the space, this represents 25 inbound vehicle trips each morning typically spread 

out between 7:00 – 8:00 AM. The travel is equal in magnitude at the end of the day as 

staff leave the school, but generally is spread out more than the morning and will 

generally occur between 4:30 – 5:30 PM. For perspective, the number of staff trips 

associated with this parking lot is equal to less than one vehicle per minute over a peak 

30-minute period.  

3.2.2 Urban Academy Kindergarten & Junior Kindergarten 

Parents or caregivers with students in Junior Kindergarten and Kindergarten (JK/K) will be 

able to make use of the 15 designated parking stalls within the temporary lot for short-

term use to accommodate the time needed to escort their child to UA facility. The 

Kindergarten children have a scheduled arrival window of 8:25-8:35 AM for class 

commencement at 8:45 AM. Following that, the Junior Kindergarten children are dropped 

off near 8:50 AM for a 9:00 AM start time. In total, the school has an ultimate capacity of 

48 children within the JK/K, whereas enrollment is currently below that limit. A more 

accurate estimate of enrollment is approximately 20 children per cohort (JK & K).  

Bunt’s previously traffic analysis, as part of the Urban Academy application process 

identified a peak period 15-minute demands of 4 vehicles for the AM and PM. Given the 

provision of 15 parking spaces, its expected that this will be more than sufficient to meet 

the demand. However, the team recognizes that walk travel times will be longer from the 

temporary lot, so if there are observations that demonstrate additional short term parking 

stalls are necessary to the support the JK/K parents, then this will be presented to 

Wesgroup and accommodated. 

At the end of day, pickup times are more dispersed and may include additional out of 

school care, which helps to spread out the pickup trips for parents and/or caretakers. 

3.3 Routes to and from the temporary parking lot 

As shown on the attached Exhibit 2.1, the north-south laneway provides a very direct connection 

between the 100 Braid Street site and the temporary parking lot at 445 Brunette Avenue. Although 

City standard sidewalk options along Brunette to the south or north are available for those who may 

feel more comfortable, the laneway is a walking route available to pedestrians, as are all City lanes. 

The 6m wide lane has existing encroachments from private property that narrow the effective width 

at certain points along its length. This informal mixing of modes is typical of lanes and given the 

low volume and slow speed of traffic it operates accordingly as a shared space. The addition of 

pavement markings or other signages to further regulate the lane will be challenging, due to the 

uncertainty of regulations and required enforcement. 
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As indicated throughout this memo, the traffic being introduced to this area as part of the 

temporary parking lot will be a relatively small and familiar group, amongst an existing group that 

is small in numbers but familiar with the lane. The addition of a couple extra cars each minute over 

the peak periods is not expected to have a major impact to the function of the lane. However, we 

appreciate that comfort is a personal choice and other options, albeit longer, are available to those 

users which are consistent with other sidewalk facilities across the City of New Westminster. 

4. CONCLUSIONS 
This memo outlined some key operational details for Wesgroup’s construction functions and interim 

parking requirements for the Urban Academy that will be supported during the 3-year construction 

period of the 100 Braid Street tower. The temporary parking lot at 445 Brunette Avenue that has 

been acquired to support this overall construction management approach is a significant 

opportunity to best manage an often-challenging aspect of development projects within complex 

urban environments.  

An important factor to consider over the life of this construction project is that this parking lot will 

be supporting a consistent and captive set of users that will grow increasingly aware of the 

neighbourhood during their time, whether it be as part of a construction crew, a parent with a 

young child, or a schoolteacher. This allows users to not only be notified easily of potential changes 

to the operations, but also to learn how best to coordinate their different functions and needs. 

Given Wesgroups’ ongoing commitment to being a good, long-term neighbour within Sapperton, 

there is an existing foundation to work with the community on finding the best available solutions.    

The number of trips associated with the temporary through the provision of construction crew 

parking, Urban Academy staff parking, and kindergarten pick-up/drop-off represent a relatively 

small number of trips compared to the surrounding road network. Furthermore, the distribution of 

trips for each use will play a major role in minimizing the number of conflicts between each user 

group as the arrive and depart for their specific purpose. In conclusion, this temporary parking lot 

is a vital amenity to provide during the construction of 100 Braid Street and given the review of 

material discussed above, it should not have any major detrimental impact to the surrounding 

neighbourhood.   
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Exhibit 2.1 – Temporary Parking Lot Context Map 
Exhibit 2.2 – Temporary Parking Lot Access/Egress  
 
 
 







 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment 7 

Maintenance Plan 

 

 

 

 

 

 

 

 




	Notice
	Report

