REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
Notice is hereby given of the following Land Use and Planning Committee:
May 2, 2016 at 12:00 p.m.
Committee Room 2, City Hall

AGENDA
Call to order.
ADDITIONS / DELETIONS TO THE AGENDA
MOTION to amend the Land Use and Planning Committee agenda.
ADOPTION OF MINUTES
1.

No Items

PRESENTATIONS
2.

No Items

UNFINISHED BUSINESS
3.

No Items

REPORTS FOR ACTION
4.

100 Braid Street (Urban Academy): Proposed OCP Amendment and Rezoning
- Bylaw for Consideration of First and Second Reading

5.

200, 228 Nelson's Crescent, 258 and 268 Nelson's Court and 230 Keary Street
(Brewery District): Rezoning - Bylaw for Consideration of First and Second
Readings

6.

OCP Ecological Study: Update on Outcomes - Ecological Inventory, Brunette
River Master Plan and Sapperton Reach Case Study
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7.

313 Queen's Avenue: Proposed Heritage Revitalization Agreement and
Heritage Designation - Consideration of First and Second Readings

8.

413 Alberta Street: Development Variance Permit Application - Preliminary
Report

DIRECTOR’S / MANAGER’S REPORT (Oral Report)
9.
NEW BUSINESS
10.

No Items

CORRESPONDENCE
11.

No Items

ADJOURNMENT
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

5/2/2016

From:

Beverly Grieve
Director of Development Services

File:

OCP00014
REZ00125
34/2016

Item #:
Subject:

100 Braid Street (Urban Academy): Proposed OCP Amendment and
Rezoning - Bylaw for Consideration of First and Second Reading

RECOMMENDATION
THAT the Land Use and Planning Committee recommend that Council consider OCP
Amendment Bylaw 7836, 2016 and Zoning Amendment Bylaw 7837, 2016 for First
and Second Reading and forward the bylaws to a Public Hearing on May 30, 2016.

EXECUTIVE SUMMARY
Urban Academy, in partnership with Wesgroup, have submitted an OCP Amendment and
Rezoning application for the purposes of facilitating the development of a 60,000 sq. ft.
(5,570 sq.m.) school and 202,900 sq.ft. (18,850 sq.m.) of residential density at 100 Braid
Street (see location map – Attachment 1). The OCP amendment would change the land use
designation of the property from the existing industrial-based Mixed Use Designation (MU)
to a new Mixed Use designation that allows for institutional and residential uses on site. The
Rezoning application would rezone the subject property from Light Industrial Districts (M-1)
to a new Comprehensive Development (CD) Zone.
As part of the OCP amendment and Rezoning application process, the proponents have been
working with staff on the development of design guidelines that will be incorporated into the
Official Community Plan through the establishment of a new Development Permit Area
designation for the site. Once implemented, the design guidelines will provide guidance to
all future development applications on this site.
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1. PROPOSAL
The proposed OCP and rezoning application, if approved, would facilitate the construc tion of
a new school for Urban Academy, art gallery/studio space, and multi-unit residential
(townhouse and condominium units).
2. POLICY AND REGULATIONS
2.1 OCP Land Use Designation:
The subject property is designated as (MU) Mixed Use in the Official Community Plan. As
per the MU Designation, this area will include “non-population dependent office uses,
medical office uses, light industrial land uses, fitness and recreation, and innovative housing
types such as work/live or live/work units”. The proposal for a private school with multiunit residential is not consistent with this designation, and hence, requires an OCP
amendment.
The City is currently reviewing the OCP with the objective of having a new OCP ready for
Council consideration in approximately one year. It is anticipated that the land use
designation for the entire ‘Rousseau Triangle’ will be clarified in the updated OCP. As such,
at this time, the proposed OCP amendment will apply to only the subject site. However, staff
suggest that the proposed school/residential designation for 100 Braid Street will provide a
reasonable transition from the Sapperton residential area and the range of
commercial/residential/light industrial uses that are currently existing or could be developed
in the future in the ‘Rousseau Triangle’ area.
2.2 Brunette Creek Neighbourhood Plan:
The subject property is within the boundaries of the Brunette Creek Neighbourhood Plan
which was adopted on November 25, 2002 and is designated MU Mixed Use. The OCP
designation for the property is based on the MU Designation outlined within this
Neighbourhood Plan in regards to intended land uses.
2.3 Zoning Bylaw:
The site is zoned Light Industrial Districts (M-1). The intent of the M-1 Zone is allow for
light industrial uses. The uses proposed by the proponents (school and multi-unit residential)
are both not permitted within the M-1 District and require a Zoning Bylaw Amendment.
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2.4 Development Permit Areas:
The site is designated as part of Industrial/Business Park Development Permit Area #4 –
Brunette Avenue. The intent of the Development Permit Area Designation is:
“Lands in this development permit area are designated in order to provide a
framework for an industrial business park, for service commercial uses adjacent to
Brunette Avenue, as well as to mitigate the impact of the major transportation…”
The proposed development does not fit in within the intent of the Development Permit Area
Designation, and hence, the OCP amendment includes a proposal to create a new
Development Permit Area Designation and Design Guidelines to guide future development
on the site.
3. BACKGROUND
3.1 Site Characteristics and Context:
The site is a rectangular shaped lot with frontage on Braid Street and Rousseau Street (see
Attachment 1). The subject parcel has an area of 6,957 sq.m. (74,880 sq.ft.) with a lot width
of 100 metres (330.61 feet) and an average lot depth of 69 metres (226.28 feet). There are
three buildings on the site that have spaces leased to tenants and the age of the buildings
range from 45 to 86+ years.
As per City records, the subject property is just outside the boundary of the Floodplain (to be
confirmed through survey). The site is bounded by light industrial uses (Self Storage) to the
east, Braid Street to the north, Rousseau Street and Single-Detached Residential to the west,
and Single-Detached Residential and Light Industrial (Self Storage) to the south.
The subject property is located across the street from the future Sapperton-Green
Development which is proposed by Bentall-Kennedy, and recently received approval for an
OCP amendment by Council. The OCP amendment is a “high level” and use designation
change that allows a maximum of 3.4 million square feet of residential, about a million
square feet of office and supporting retail. The designation refers to the need to provide a
community centre and publicly accessible open space. It is expected that the development of
the site would occur over 20-30 years.
3.2 Heritage Considerations:
The subject site includes a building that was originally owned by the BC Distilleries. The
core of the building was constructed in 1929, with renovations and additions in 1963 and
1969. The original portion of the building was designed by Gardiner & Mercer (who also
designed the Westminster Trust Building on Columbia Street). A heritage assessment has
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recently been conducted of the site by Donald Luxton & Associates with the conclusion that
the building warrants further heritage consideration (see Attachment 4). It is the opinion of
the Heritage Planner that the building does have heritage merit, but that in this case the
building does not need to be retained in order to respect its history. Based on direction from
the Heritage Planner, the applicant has included wording within the proposed Design
Guidelines in regards to referring to the and acknowledging the heritage assets on the site
through signage, plaques, place naming, or architectural and landscape features/gestures.
On April 6, 2016, the proposal was discussed at the Community Heritage Commission
Meeting. At the meeting, the CHC made the following recommendation:
THAT staff provide the Community Heritage Commission with information regarding the
heritage component at 100 Braid Street, including how the Wesgroup proposal could affect
any heritage buildings at that site.
Staff will be attending the May 4, 2016 CHC meeting to provide information to the
commission in regards to the proposal and to address comments/questions from members of
the Commission as they relate to the heritage considerations for the site. An update of this
meeting will be provided at the time of Public Hearing for the proposed OCP amendment
and Rezoning.
3.3 Sustainability Considerations:
Sustainability Report Cards has been received for this proposal for both the school and
residential components of this proposal. The proposal is generally supportive of the City’s
sustainability objectives in terms of redevelopment of a brownfield site, creating a more
intensive use of land to support local businesses and a net increase in the City’s property tax
base.
3.4 Project Description:
The 1.72 acre site at 100 Braid Street would allow enough space for Urban Academy to meet
their future expansion needs while offering close proximity to rapid transit as well as the
regional road network. Under this proposal, the Urban Academy school would be
developed on approximately one-third of the site with underground parking and drop-off
access, with the remaining portions of the site to be developed as multi-unit residential by
Wesgroup, in the future.
There would be shared access off of the lane via Rousseau Street for both the school and
residential uses to separate underground parking. A pedestrian greenway link would be
provided between the school and residential buildings to provide a connection between Braid
Street to the lane and other properties within the Rousseau Triangle.
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At full build-out, the School would be able to accommodate 450 students from Junior
Kindergarten to Grade 12. The building would accommodate administrative offices, a full
sized gymnasium, multi-purpose performing arts space, art gallery, common learning spaces,
Kindergarten and Pre-Kindergarten learning spaces, elementary, middle, and senior learning
spaces, defined entry with drop-off and pick-up, and outdoor play areas. Outdoor play areas
would be provided on the rooftop and the terraces throughout the school. Should the
applicants be successful in this OCP amendment and Rezoning Application, the Urban
Academy School would then be relocated to the current property once construction of the
school has been completed. The applicant has provided an overview of the proposed Urban
School concept that they are proposing for this site (see Attachment 5)
The applicant has indicated that there is opportunity in the proposed school design to offer
community use of the gymnasium, theatre space, meeting space for community groups and
daycare spots for school-aged children.
The balance of the property is proposed for residential development consisting of market
condo multi-unit housing with ground-oriented townhomes and apartment units. There
would be private usable open space for each unit on the lower floor (garden suites and two or
three-level townhomes) and a there would be a range of unit types and sizes provided on the
upper floors of the residential building. The applicant is also proposing to provide for 400
square metres (4,300 square feet) of art gallery/studio space within the proposed residential
tower to help address concerns regarding the potential loss of the existing art gallery/studio
on the site. This space would be located at the ground level of the proposed residential tower
at the northeast corner of the site.
The applicant has provided a preliminary design concept for the site which has been attached
as Attachment 6 to this report.
Proposed OCP Amendment
The OCP amendment would change the land use designation of the property from the
existing industrial-based Mixed Use Designation (MU) to (S) School and a new designation
called (RHC) Residential – High Density/Community Facility. The (S) Designation will be
applied to the western portion of 100 Braid Street with the remainder of the site designation
for (RHC) as outlined in the Schedule attached to Attachment 2 as Schedule A. The intent
of the (S) and new (RHC) designation are outlined below:
(S) Schools: this area will include public, private and post-secondary schools.
(RHC) Residential - High Density/Community Facility: this area will contain high density
multi-family residential uses including row houses, stacked townhouses, low rises and high
rises. This area will also contain community amenities such as child care, libraries, artist
studios, art galleries or community space.
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Proposed Development Permit Area
Through the proposed OCP Amendment and Rezoning process, the applicants have been
working with staff in regards to developing draft design guidelines for the subject property to
guide future development permit applications in regards to building massing, urban design,
setbacks, and how these contribute towards creating a good public realm/streetscape along
Braid Street and Rousseau Street. Staff proposes that these guidelines be amended into the
OCP through the establishment of a new Comprehensive Development Permit Area
Designation for the site under Section 3.2C of the OCP titled “#4 Urban Academy
Comprehensive Development”. The intent of this new DPA would be as follows:
The area identified as Development Permit Area #4 [see Map D3] is designated for the
establishment of objectives for the form and character of commercial and multi-family
residential development and best practices for promoting water and energy conservation and
reducing greenhouse gas emissions. The development of this site offers opportunities for
providing employment-generating uses (private school), community amenities, and multiunit residential within close proximity to transit while promoting high-quality urban design.
Development permit guidelines in relation to these objectives are established in Schedule C
of the Official Community Plan.
Should this OCP amendment be approved by Council, the proposed design guidelines would
then apply to this Development Permit Area Designation and would be included as part of
Schedule C of the Official Community Plan.
A copy of the proposed OCP Amendment Bylaw (Bylaw 7836, 2016) has been attached to
this report (see Attachment 2). The proposed Design Guidelines are included as Schedule B
to the OCP Amendment Bylaw 7836, 2016 (see Attachment 2).
Proposed Zoning
The applicants are proposing to rezone the property from Light Industrial Districts (M-1) to a
new Comprehensive Development District (CD-67). The proposed CD-67 would contain
two precincts, one for the school (Sub-District A) and one for the multi-unit residential and
community space (Sub-District B). The Sub-District boundaries are based on the applicant’s
preliminary subdivision layout for the site (not yet approved). The intent of the proposed
CD-67 Zone would be as follows:
The intent of this zoning district is to allow a private school with up to 450 students and a
high rise multiple unit residential development which includes townhouses, artists’ studios
and gallery space in a podium at grade.
The approximate area for the School Precinct is 2,577 square metres (0.258 acres) and the
area for the Residential Precinct is 4,380 square metres (0.438 hectares). The School
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Precinct (Sub-District A) would be intended for private and public assembly (religious
assembly not included) while the Residential Precinct (Sub-District B) would permit uses
such as multiple unit residential , child care, libraries, and artist studio and gallery.
The density and building envelope provisions of the proposed CD-67 zone are based on the
applicant’s preliminary design concept and the objectives that are trying to be achieved
through the proposed Design Guidelines for the site. The proposed zone will contain a
maximum tower plate of 780 square metres (8,396 square feet) for portions above the height
of the school in order to minimize impacts on views and shadows in addition to allowing
adequate light to the rooftop and other outdoor amenity areas proposed for the site.
A copy of the proposed Zoning Amendment Bylaw (Bylaw 7837, 2016) has been attached to
this report (see Attachment 3).
3.5 Public Consultation Process
In January 2016, the applicants retained Rockandel & Associates to develop a Consultation
Plan for the proposed development. To date, there have been three public engagement
events in regards to the proposed OCP Amendment and Rezoning which took place on
February 17, March 5, and April 5th. Below is an overview of each meeting. The applicant
has also provided a detailed Public Engagement Summary Report of all engagement
activities (including response received) from January to April (see Attachment 7) as well as
copies of meeting notices, written communication, social media communication, and
presentation materials.
 February 17, 2016: The First Public Meeting was held at the Sapperton Pensioners Hall
from 6:30 to 8:30 PM and included a presentation by Urban Academy and Wesgroup
followed by a question and answer period. As per the attached meeting summary, the
meeting was attended by 55 members of the public.
 March 5, 2016: Open House was held by Urban Academy at the Knox Presbyterian
Church from 11AM to 4PM. The intent of the Open House was to provide an
opportunity for the community to learn more about the school and the community benefit
that it offers. As per the attached summary, a total of 97 members of the public attended
the event.
 April 5, 2016: Open House was held at the Sapperton Pensioners Hall from 6:30PM to
6:30PM. The meeting was held in a Drop-in, Open House Format and there were a total
of 30 members of the public who attended the meeting throughout the evening.
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3.6 Feedback from Public Consultation
As noted in the summary, the key community concerns expressed at the community meetings
to date include:
 Increased traffic in the neighbourhood and along Braid Street was a concern
 Parking for current tenants but also associated with school traffic
 Impact of the proposed tower on view corridors
In addition to the above, some other concerns that have been expressed directly to staff
including concerns by current business tenants on the site having to relocate should this
proposal move forward, concerns regarding the heritage value of the site being lost with the
potential removal of the existing building, and loss of the 100 Braid Studio/Art Gallery
Space.
The applicants have been working with the existing tenants of the site to address their
concerns. However, they do not yet own the property and can only engage these tenants as
members of the public through the community engagement process. The applicants are also
proposing to provide for 4,300 square feet (400 square metres) of art gallery and studio space
within the proposed residential tower to help address some of the concerns regarding the
potential loss of the existing gallery and studio.
3.7 OCP Section 475 and 476 Consultation
On February 15, 2016, Council approved the Section 475 and 476 Consultation Report for
the proposed OCP Amendment. Notification was provided by Staff to Metro Vancouver,
City of Coquitlam, Qayqayt First Nation, Ministry of Transportation and Infrastructure, the
Greater Vancouver Sewerage and Drainage District Board, and the Board of Education of
School District 40.
Only two comments were received which included written responses from the City of
Coquitlam and the Ministry of Transportation and Infrastructure. Copies of the
correspondence received have been attached to this report as Attachment 8.
4. DISCUSSION
4.1 Site and Urban Design
The applicant has provided preliminary renderings showing how they propose to locate the
school and future residential development on the property. The development concept entails
locating the Urban Academy school on the west side of the property at the corner of
Rousseau Street and Braid Street. The four to six storey school building would act as a
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transition between the proposed residential buildings on the site and the existing singledetached residential properties located along Rousseau Street to the west and the south.
The residential tower and townhouses would be located further into the site away from
Rousseau Street. The higher massing elements of the residential buildings are intended to
respond to the adjacent proposed development of Sapperton Green. The tower would be
flanked by a podium and townhouses to respond to the proposed school and the adjacent
commercial/industrial uses to the east and south of the property.
The proposed design includes street-fronting city homes in the podium along Braid Street,
and, three-storey townhomes around the perimeter of the courtyard. Appropriate setbacks
would be provided for the street-fronting townhomes to allow for unit entries and landscaped
private patios in order to contribute to an activated and a pedestrian friendly streetscape
along Braid Street. Setbacks would be provided for the courtyard-oriented townhomes in
order to allow for a pedestrian pathway access off the lane via private open space to
individual unit entries.
The proposed design also includes the provision of a two-level, 4,300 square feet (400 square
metres) artist studio and art gallery space within the proposed residential tower that would be
located near the northeast corner of the site.
4.2 Parking and Traffic
Parking and Traffic are two important considerations, especially within Sapperton given the
community concerns around parking supply and regional traffic congestion. The conceptual
plans indicate that all parking requirements will be met on-site for the proposed school and
residential uses as well as space for drop-off and pick-up of students. The proponents have
submitted a Transportation Study which studies traffic, pick-up/drop-off, and parking
implications of the proposed development confirms that the anticipated site traffic volume
can be adequately accommodated on site and on the area street system.
A copy of the Transportation Study has been attached to this report (see Attachment 9) to
this report and has been reviewed by the City’s Engineering Department. As per the findings
of the Transportation Study, traffic, pick-up/drop-off and parking implications of the
proposed development confirm that the anticipated site traffic volumes can be adequately
accommodated both on site and on the area street system. Some traffic mitigation measures
(as outlined in the Traffic Study) that will be utilized for the site include:
 School pick-up/drop-off to be located within the site and accessed via the rear lane
that connects to Rousseau Street
 Staggered start times for the school which would “spread out” the pick-up/drop-off
peak traffic demands of the school.
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 Utilization of a portion of the residential visitor parking during school peak pickup/drop-off periods
 All off-street parking for the proposed school and future multi-unit residential to be
met on site.
 Use of cross-guards at the Rousseau Street and Braid Street Intersection and the
Brunette Avenue/Braid Street intersection to assist students in safely crossing the
street.
Furthermore, the Traffic Study also outlines Transportation Demand Management Strategies
for the proposed development in order to achieve the goals of the Master Transportation Plan
for at least 60% of all trips being made by multi-modal options (walking, cycling, and
transit) by the year 2041. As outlined in the Traffic Study, these strategies are centred on
promoting safety and encouraging walking, transit, carpooling, and cycling.
4.3 Site Servicing and Off-Site Improvements
The application has been reviewed by the City’s Engineering Department in regards to
required site servicing and off-site improvements. The attached Engineering Memo (see
Attachment 10) outlines the required site servicing and off-site improvements that would
need to be undertaken in order to facilitate the proposed development. Such improvements
would need to be provided in accordance with City standards, as determined by the Director
of Engineering.
The proposed Design Guidelines including a section in regards to streetscape improvements
along the Braid Street and Rousseau Street frontages of the subject property. These
guidelines were developed based on input from the City’s Engineering and Parks and
Recreation departments.
5. PROCESS
5.1 Review Process
The application was first reviewed by the Land Use and Planning Committee on LUPC on
January 11, 2016
The application was forwarded to Council on January 18, 2016.
The proposed Design Guidelines were considered and supported by the New Westminster
Design Panel at their March 22, 2016 meeting. A copy of the March 22, 2016 NWDP
Minutes have been attached to this report as Attachment 11.
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The project was considered and supported by the Advisory Planning Commission at their
meeting on April 19, 2016. A copy of the draft April 19 2016 APC Meeting Minutes have
been attached to this report as Attachment 12.
The applicant has provided updates to the McBride-Sapperton Residents’ Association at their
January and March meetings to provide information on the proposal and to invite members
to the community engagement events that are outlined in the Public Consultation Summary.
5.2 Engineering Implications
The proposed OCP Amendment Bylaw 7836, 2016 was provided to the Director of
Engineering for review. No inconstancy was found between the proposed OCP Amendment
Bylaw No. 7836, 2016 and the Greater Vancouver Regional Solid Waste Management Plan
and the Regional Liquid Waste Management Plan.
5.3 Financial Implications
The proposed OCP Amendment Bylaw 7836, 2016 was also provided to the Director of
Finance for review in conjunction with the City’s current Capital Expenditure Program as
contained in the Five Year Financial Plan No. Bylaw 7821, 2016.
Please see Attachment 13 for a copy of the memos received from the Director of
Engineering and Director of Finance.
6. ADOPTION REQUIREMENTS
Prior to adoption of the proposed OCP Amendment Bylaw No. 7836, 2016 and Rezoning
Amendment Bylaw No. 7837, 2016, the applicants will need to enter into a Section 219
Restrictive Covenant to secure the proposed 4,300 sq.ft. art gallery/studio space and outline
conditions that this space be leased out by Wesgroup to an artists, non-profit arts
organization, and/or community organization at an affordable rate. The applicant will also
need to provide a plan to the City that outlines how they will provide community access to
the proposed school facilities and programs.
The applicant will also need to provide a Release Letter from the Ministry of Environment in
regards to their Site Profile Submission prior to the approval of the OCP Amendment and
Rezoning Application.
Engineering requirements are attached to this report as Attachment 10.
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7. OPTIONS
There are two options for LUPC’s consideration; they are:
1.

That The Land Use and Planning Committee recommend that Council consider OCP
Amendment Bylaw 7836, 2016 and Zoning Amendment Bylaw 7837, 2016 for First
and Second Reading and forward these bylaws to a Public Hearing on May 30, 2016.

2.

That the Land Use and Planning Committee Provide staff with alternative feedback.

Staff recommends Option 1.

ATTACHMENTS
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment

1: Location Map
2: Proposed OCP Amendment Bylaw 7836 2016
3: Proposed Zoning Amendment Bylaw 7837 2016
4: Heritage Assessment for 100 Braid Street
5: Urban Academy - Urban School for New Westminster
6: Preliminary Design Concept
7: Public Consultation Summary
8: Responses from MOTI and City of Coquitlam
9: Transportation Study
10: Engineering Memo - Off Site Works and Services Requirements
11: Draft March 22 2016 NWDP Meeting Minutes
12: Draft April 19 2016 APC Meeting Minutes
13: Memos from Director of Finance and Director of Engineering

This report has been prepared by:
Rupinder Basi, Senior Planner
This report was reviewed by:
Jackie Teed, Manager of Planning

Beverly Grieve
Director of Development Services

Agenda Item 34/2016

Attachment 1
Location Map – 100 Braid Street

City of New Westminster

1: 3,000
0.2
NAD_1983_UTM_Zone_10N
CNW GIS Services

0

0.08

0.2 Kilometers

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

Attachment 2
Proposed OCP Amendment
Bylaw 7836, 2016

CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 7836, 2016
A Bylaw to Amend Official Community Plan Bylaw No. 7435, 2011
________________________________________________________________________________
WHEREAS the Local Government Act empowers a local government to adopt an Official
Community Plan;
AND WHEREAS the Corporation of the City of New Westminster has adopted “Official Community
Plan Designation Bylaw No. 7435, 2011”;
AND WHEREAS the Council has specifically considered whether consultation is required with:
(a)

the board of the Greater Vancouver Regional District;

(b)

first nations;

(c)

the Greater Vancouver Water District and the Greater Vancouver Sewerage and
Drainage District;

(d)

the Provincial and Federal governments and their agencies; and

(e)

any other persons, organizations, and authorities it considers will be affected,

and whether such consultation, if required, should be early or ongoing;
AND WHEREAS the Council has considered the amendment, between first and second reading of
the bylaw, in conjunction with:
(a)

the City’s Capital Expenditure Program (as contained in the “Five Year Financial Plan
Bylaw No. 7747, 2015”), and

(b)

the Solid Waste Management Plan 1995 and the 2002 Liquid Waste Management
Plan of the Greater Vancouver Regional District;

AND WHEREAS the Council has consulted with the Board of Trustees of School District No. 40 and
has sought its input as to the matters set out in section 881(2) of the Local Government Act in
respect of the amendment;
AND WHEREAS the Council has held a Public Hearing on the amendment;
AND WHEREAS the City wishes to amend the Official Community Plan designated in Bylaw No.
7435, 2011 by changing the land use designation for that property located at 100 Braid Street from
(MU) Mixed Use to (S) School and (RHC) Residential ‐ High Density/ Community Facility

Document #: 854374
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NOW THEREFORE the Council of the Corporation of the City of New Westminster in open meeting
assembled hereby enacts as follows:
1.

This Bylaw may be cited as “Official Community Plan (100 Braid Street) Bylaw No. 7836,
2016”.

2.

The New Westminster Official Community Plan, Bylaw No. 7435, 2011 is hereby amended
by:

(a)

inserting the following land use designation description to section 3.1 following the (RM)
Residential – High Density designation:
(RHC) Residential ‐ High Density/Community Facility: this area will contain high
density multi‐family residential uses including row houses, stacked townhouses, low
rises and high rises. This area will also contain community amenities such as child
care, libraries, artist studios, art galleries or community space.

(b)

altering the land use designation of the following subject property:

Legal Description:

LOT 1, NEW WEST DISTRICT, PLAN NWP85982 SUBURBAN
BLOCK 1, GROUP 1
PID:
016‐191‐412
(Municipally known at 100 Braid Street)

from (MU) Mixed Use to (S) School and (RHC) Residential – High Density/Community
Facility, as indicated on the drawing attached to this bylaw as Schedule “A” and by
amending Map LU2 Proposed Land Use Concept accordingly;
(c)

adding to the list of Development Permit Areas in Section 3.2.C Schedule of Development
Permit Areas, under the heading “Comprehensive Development”, “4. Urban Academy
Comprehensive Development”;

(d)

inserting the following in Section 3.2.C Comprehensive Development as “#4 Urban
Academy Comprehensive Development” and by amending the Table of Contents
accordingly:
The area identified as Development Permit Area #4 [see Map D3] is designated for the
establishment of objectives for the form and character of commercial and multi‐family
residential development and best practices for promoting water and energy conservation
and reducing greenhouse gas emissions. The development of this site offers opportunities
for providing employment‐generating uses (private school), community amenities, and
multi‐unit residential within close proximity to transit while promoting high‐quality urban
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design. Development permit guidelines in relation to these objectives are established in
Schedule C of the Official Community Plan.
(e)

inserting the design guidelines attached as Schedule “B” of this Bylaw as Schedule C to the
Official Community Plan.

(f)

altering Map D3 to identify the land described in subsection (b) as Area #4 Urban Academy
Comprehensive Development.

(g)

Altering Map D4 to remove the land described in subsection (b) from #4 Brunette Ave;

READ A FIRST TIME on an affirmative vote of a majority of all members of Council this
______________ day of ______________, 2016.
READ A SECOND TIME on an affirmative vote of a majority of all members of Council this
______________ day of _____________, 2016.
PUBLIC HEARING held this _________________day of_________________, 2016.
READ A THIRD TIME on an affirmative vote of a majority of all members of Council this
______________ day of ________________, 2016.
ADOPTED on an affirmative vote of a majority of all members of Council this ________ day of
______________, 2016.

Mayor

City Clerk
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1.1 Site Planning & Buildings

1.2 Connectivity

1. Building siting shall contribute to a pedestrian scale

1. Intersection of Braid / Rousseau Street to facilitate the safe and eficient movement of pedestrians,
cyclists and vehicles in all directions to ensure safety
of students and residents within the development as
well as the examination of a median on Braid Street, as
required by the City’s engineering department.

neighbourhood character. Consider the following:
•

Design buildings to address all frontages,
including public street and internal accesses,
mews and future laneways.

•

Use architectural and landscaping language to
reinforce sense of arrival and to direct students,
school staff, and visitors toward the Rousseau
Street entrance.

2. Building siting shall respect the existing neighbourhood and site context. Consider the following:
•

Site buildings with thought to existing buildings
and outdoor spaces including the location of
windows and entrances, overlooking of spaces,
impact to air circulation, access to daylight and
overshadowing.

•

Minimize the impact of noise and exhaust to
pedestrians and existing neighbours, especially

New Westminster, BC

URBAN DESIGN PRINCIPLES &
SITE CONSIDERATIONS
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1.

2. Intersection of Rousseau Street and Braid Street
to be reviewed in regards to providing suitable access
to the proposed school and multi-unit residential with
consideration for minimizing trafic impacts to the lower
Sapperton neighbourhood.
3. All transportation analysis should take into consideration the future development on surrounding properties,
such as Sapperton Green.
4. The proposal shall provide for good connectivity for
pedestrian, cyclists, transit users, and motor vehicles to
Hume Park, the existing and future improved trail and
greenway system, transit and future development within
the area, such as Sapperton Green.
5. Wayinding signage should navigate users of the site
to the Skytrain and Cycle network in the vicinity of the
site.

in relation to service areas and mechanical
equipment.
•

Minimize visibility of service areas and mechanical equipment from streets, open spaces and
neighbours.

5

1.3 Pedestrian Comfort & Circulation

1.4 Public View Corridors

1. Provide for the comfort and interest of pedestrians
on the sidewalk and common outdoor spaces through
lighting, signage, seating and continuous weather
protection such as canopies and awnings.

1. The siting of all buildings shall take into consideration
any potential impacts to public view corridors and how
such impacts can be best addressed through design. A
view corridor analysis shall be provided from locations
within the community such as Fader Street/Braid, East
Eighth Avenue at Buchanan, and East Columbia Street/
Braid Street.

2. Provide high quality public streetscapes along Braid
Street and Rousseau Street with sidewalk details
such as interesting tree grates, paving inlays, stamps,
or colour, that are consistent or complementary with
existing sidewalk patterns.
3. Provide easy access that is suitable for all ages and
abilities from the street to building entrances and along
important walkways within the development. Provide
smooth, non-skid walking surfaces and gentle grades.
There may be changes in the grade of walkways from
individual units to the public street.
4. Provide shielded, down lighting to ensure the safety
and comfort of pedestrians on the public sidewalk
and publically-accessible, privately owned walkways,
but these should also be designed to minimize light
pollution.

Conceptual precedent of below grade gymnasium

5. Energy eficient lighting such as LED or solar
powered lighting is encouraged throughout the site.
6. Provide opportunities for visual oversight and lighting
from buildings onto streets, laneways, paths and mews.
7. Ensure safe circulation by clearly deining and
separating areas for walking and cycling from parking
and trafic, including south laneway. Consider interesting
paving details that delineate pedestrian circulation,
public and private property.

Conceptual precedent of classrooms / indoor spaces maximizing
natural daylight and visual &/or physical connection to outdoor spaces.

8. Pedestrian mews should be designed to safely
delineate pedestrian and shared spaces from vehicular
trafic through the use of special paving, street trees
and other methods.

Conceptual precedent of school design providing visual connection to
neighbourhood
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2.1. Massing

2.2. Form, Natural Light & Ventilation

1. Building massing shall contribute to a pedestrian
scale neighbourhood character.

1. Consider siting of tower in relation to other properties
with the goal of providing a recommended separation of
27 metres / 89 feet for buildings with a height of seven
[7] storeys or greater.

Consider the following:
•

Use a podium height to right-of-way width proportion that reinforces a pedestrian scale streetscape
for all multi-unit residential development.

•

For residential development, step back upper
portions of the building above the podium level
and/or provide architectural elements to delineate
the tower portions from the podium-level portions of
the building.

•

For school development, step building massing
at the upper levels of the building to allow for a
transition between the school and the existing and
proposed adjacent residential buildings.

•

Use vertical architectural features to break up and
articulate the massing of buildings.

•

Use horizontal architectural elements and treatments to deine loor-to-loor transitions, roofs and
cornice lines.

•

Reinforce the pedestrian scale massing by
designing all buildings to have architectural
articulation at the “base” and “top” that are visibly
differentiated by use of different building materials
and details.

New Westminster, BC
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2. Shape residential towers so that views are maximized
around and between them.
3. Floor plates for residential towers shall be restricted
to a maximum 780 square metres (8,400 square feet),
or smaller if possible.
4. Provide a shadow study and view analysis for all
buildings at the Development Permit Stage.
5. Residential building massing shall maximize natural
light and ventilation to units. Consider the following:
•

Mass buildings to promote as many units as
possible having exterior walls with windows on
two sides.

•

Conigure internal units using a wide windowwall to shallow room depth ratio that ensures
ample daylight penetrates to the back of the
unit.

6. School building massing shall maximize natural light
and ventilation to all classrooms and indoor school
spaces, and provide visual and/or physical links with
outdoor educational spaces and pedestrian mews.
7. School uses at street level, such as the gymnasium,
should animate the street frontage at the corner of
Braid & Rousseau Street for both vehicles and pedestrians. For example, through the use of articulated
massing, materials, transparency and glazing.
8. Use strategies to facilitate passive heating in cooler
months and reduce unwanted heat gain in summer.
7

2.3

Building Entrances

1. Building entrances shall be located and designed to
have a strong relationship with the street.
RESIDENTIAL STREET FRONTAGE

SCHOOL FRONTAGE

2. Consider the following:

3. Consider entry sequence, crossing Braid Street to
the front door of the school and emphasize sense of
arrival.

•

•

Orient entries for residential buildings, entry
lobby, and ground oriented units to the street,
laneway, mews or future city greenway.
Distinguish entrances with a landscaped arrival
feature where the semi-private sidewalk meets
the public sidewalk. Incorporate smaller arrival
features to visibly differentiate other building
entrances.

•

Provide safe, covered entrances for residents.

•

A minimum setback of 2.0 metres from the
property line shall be provided for entrances
of ground-oriented units and private outdoor
space. These spaces can function as a porch,
a patio, a deck, or a planting buffer from the
street or lane.

•

Use of transparent materials, high volume
massing and signage at the residential tower
entry lobby in order to provide legibility to both
pedestrians and vehicles.

4. Improve pedestrian experience along Braid Street,
including mitigating impacts from vehicles and truck
trafic with trees, soft and hard landscaping.
5. The orientation and design of the school building
should add to the street vitality and safety by promoting
active, street level uses and informal surveillance of the
area. Where school activities front the street level there
should be:
•

Clear windows on the street (not tinted, relective or opaque.)

•

Prominent doorways

•

Architectural building detail at pedestrian eye
level

•

Visual interest including lighting, awnings,
landscaping containers, and/or creative use of
colour.

6. Outdoor seating and/or gathering spaces are
encouraged to promote street activity, where possible.
Entrances and gathering areas for the school should be
orientated towards Rousseau Street and the pedestrian
mews in order to limit interface between children and
vehicles on Braid Street.
7. Provide safe, covered entrances for students, school
staff, and visitors. Awnings or overhangs should be
considered at all public entrances.

8
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Conceptual precedents of school entrances & building materiality that is active, vibrant and of a high quality appearance.
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2.4

Character & Materiality

1. All buildings and developments shall be designed
to have a high quality appearance that enhances the
overall quality of the community. Consider the following:
•

The architectural approach to massing, facade
treatment, detailing, materials and colour choice
should be complementary to the community
context.

•

Create a cohesive streetscape. Use a similar
alignment of windowsills, building and roof
lines and loor-to-loor spacing along the street
block.

•

Design all buildings within the development
to a similar architectural style but also provide
individual building variety through massing,
materials, colour, and other architectural details,
in order to break down the scale at street level.

•

Coordinate lighting, wayinding and signage,
outdoor furniture and garbage receptacles;
and all design outdoor areas and landscape
elements to be consistent and complementary
with the style, materials, colour and quality of
the proposed development.

4. Materials and treatments at grade level, particularly
for buildings fronting public spaces should provide visual
interest and enhance the pedestrian scale.
5. Large blank walls fronting public streets, including
retaining walls, shall not be permitted.

Conceptual precedent of cohesive and active streetscape.

2. A consistent palette of high quality materials should
be used throughout the site, with complementary,
but distinctive character used as appropriate for the
different school and residential uses.
3. In general, all exterior inishing materials and details
that are appropriate to local climatic conditions may be
utilized, provided they contribute to:
•

a high-quality image that portrays a sense of
permanence; and

•

the long-term durability of the exterior systems,
such that the initial integrity, quality, and visual
appearance will be retained over the lifespan of
the building

Conceptual precedent of residential varied massing through tower &
podium design.

Conceptual precedent of residential private balconies and terraces
overlooking communal landscaped open space.
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Roofs
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2.5

1. Rooftops shall appear clean and attractive and in
keeping with the architectural style of the building.
Consider the following:
•

Locate and screen mechanical and service
equipment such that it appears as an integral
part of the building.

•

Finish the surface of roofs with a material that
is visually attractive and easy to maintain.

•

Design roofs to reduce the urban heat island
effect.

Conceptual precedent of high quality residential building design,
materiality and landscaping.

2. Outdoor Educational Spaces - School
•

All the outdoor spaces are to be pre-dominantly
synthetic surface play spaces. Colour should be
appropriate to use but visually unobtrusive.

•

Provide some 'green' areas of roofs through
planters and trees, in order to form visually
pleasing, safe and natural barriers on the
perimeters of each open space.

•

Rooftop play spaces are to be designed to
ensure safety of students and pedestrians
below through adequate edge protection. For
instance through fencing, walls and/or planters
and planting.

•

Vertically orientated non-climbable fencing is to
be integrated with trees and planting. Fencing
should be visually porous to enhance the visual
edge along the building perimeter.

•

Consider providing a variety of seating options
and attractive lighting, as appropriate, to
promote accessibility and enhance visual
appearance. Consider providing a variety of
covered play spaces for weather protection.

•

Rooftop open spaces should be suficiently
sized so as to allow for meaningful playspace.

Conceptual precedents of school roofs used as outdoor play and
educational spaces with visual & physical connection to interior.

Conceptual precedents of green roof planters & trees to create natural
building edge to the school and provide encounters with nature.
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2.6

Noise

1. All development and buildings shall be designed to
minimize impacts from adjacent industrial and transportation activities. Consider the following:
•

•

Site buildings to minimize light intrusion from
trucks and industrial site lighting into residential
units, private and semi-private open spaces.
Organize internal unit coniguration to locate
bedrooms and, where possible, other living areas
away from industrial and goods transportation activities. Employ technical approaches to
noise abatement in residential buildings where
required.

•

Where possible, locate all outdoor spaces away
from noise sources.

•

Provide landscape buffers on the site. Use
layered plantings of trees and shrubs.

2. All future Development Permit application(s) to
develop residential dwellings adjacent to industrial and
transportation activities shall provide a report prepared by
persons qualiied in acoustics and noise measurement,
demonstrating compliance with CMHC noise standards
for habitable areas. Recommendations from this report
shall be incorporated within the proposed building
designs and adequate disclosure shall be provided to
future owners in regards to train noise within the area.
3. The Design of each development shall consider the
Federation of Canadian Municipalities (FCM) Guidelines
for New Development in Proximity to Railway Operations.

2.7

Signs

1. Signs shall be designed to be consistent and complementary with the architectural style, scale and materials
of the overall development and/or building and its
surrounding context. Consider the following:
•

12

Integrate signs into the detailing of the building,
but they should be subordinate to the overall
building composition.

•

Make signs visible from the street without being
obtrusive. Design the size, location and information to be oriented to pedestrians.

•

Use indirect lighting from ixtures that are
integrated into the overall design and character
of the development and/or building.

2. A master signage plan shall be provided as part of
each development permit application.

2.8

Artist Studios & Gallery Space

1. Gallery space should be provided with a mechanical
ventilation unit and associated ducting suficient for the
safe use of noxious or toxic materials and a 220 volt
service for machinery. Plumbing should be located to
permit the easy installation of an art sink and sediment
sink trap.
2. Gallery and artist studios should be located adjacent to
the street or public space in order to promote connection
with community and provide active street frontage.
3. The amount of glazing and location for the gallery and
artist studios should be designed to provide suficient
ambient daylight illumination for visual tasks related to the
production of art. Low iron glass should be considered
to provide a higher degree of transparency and improve
the visual connection from the outside to activities within
the gallery and studio spaces. Relective glazing is
discouraged.

2.9

Heritage

1. Consider the Heritage Assessment Report
completed by Donald Luxton & Associates (January
2016), in relation to the site having heritage signiicance within the area, as the location of the former BC
Distillery Building. The proposed development should
refer to and acknowledge this former heritage asset. For
example, this may be achieved through signage, plaque,
place naming, or architectural and landscape feature /
gesture etc.

3.1

Streetscape Considerations

New Westminster, BC
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BRAID STREET
1. Provide for a double row of street trees along Braid
Street to enhance streetscape and privacy. Where
possible this should be provided within the existing
road dedication within the boulevard and/or tree grates.
Where there is not adequate room for a double row of
trees, and subject to City approval, provide a single row
of street trees in boulevard and/or tree grates and one
row of ornamental trees within private property fronting
Braid Street in order to create the effect of a double row
of trees. All mature, healthy trees on City property shall
be retained as determined by the City Arborist.

Conceptual precedent of a layered planting strategy with grasses,
shrubs and canopy trees to enhance streetscape and privacy

2. Provide a separate minimum 2.5 metre sidewalk and
consider additional areas of hard landscaping adjacent to
the sidewalk at the entry to the green mews
3. Where appropriate, consider using Silva Cell technology to promote healthy root growth as well as to
prolong the future maintenance of sidewalks and ixed
structures.
4. Where feasible introduce rain gardens, bioswales and
other ecological approaches into streetscape to address
stormwater quantity and quality.

Fig 1. conceptual sketch view of Braid Street frontage

Example of rain garden as an ecological and sustainable approach to
stormwater management within streetscape

Fig 2. conceptual sketch section of Braid Street
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ROUSSEAU STREET
5. Provide for a single row of large street trees in the
boulevard and/or tree grates, layered with a mix of
grasses and/or low shrubs.
6. Provide a separate minimum 2.0 metre sidewalk unobstructed by trees.
7. Where appropriate, consider using Silva Cell technology to promote healthy root growth as well as to
prolong the future maintenance of sidewalks and ixed
structures.

Conceptual precedent of potential paving and planting concept to
enhance streetscape and safety

8. Design should consider school drop-off, pick-up,
on-street parking and address trafic through Rousseau
Street and lower Sapperton neighbourhood. Provide
a combination of planting and paved surfacing in the
boulevard to allow for access to short term on-street
parking and drop-off. Consider deining paved areas with
outdoor seating, orientated perpendicular to the street.

Fig 3. conceptual sketch view of Rousseau Street frontage
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Fig 4. conceptual sketch section of Rousseau Street

New Westminster, BC

100 BRAID STREET
SOUTH LANEWAY
9 Provide for two way trafic with no parking and a sidewalk for access to ground-oriented townhouse units.
10. Width of south laneway to be determined by the City
of New Westminster Engineering Department.
11. Landscape treatment along lane to balance sense of
entry as well as ‘back lane’ services such as garbage /
recycling areas, deliveries, garbage access, etc.

Conceptual precedents of layered planting to provide a natural transition between the public realm and townhouse frontage.

Existing
Mini
Storage
Building

Fig 5. conceptual sketch view of South Laneway frontage

Fig 6. conceptual sketch section of South Laneway in location of townhouses
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3.2

Public Open Spaces

1. Open spaces should be thoughtfully designed to
provide functional, universally accessible space that is
comfortable for a variety of ages and abilities.
2. Publically accessible spaces on private property
should feel public and inviting.
3. Provide high quality, interesting, and durable outdoor
spaces. The design of the gathering areas should be integrated with the site and the building(s). Distinctive, high
quality, and low maintenance paving treatments should
be used for the Public Open Space, and consideration
should be given to extending the paving treatment onto
the street to give the space further prominence.

Conceptual precedent of public space, featuring high quality paving
materials and a range of seating options.

4. Provide for pedestrian permeability with multiple
opportunities to access and move through open spaces.
5. Provide a range of seating options that can accommodate individuals and small groups. Locate seating
options suited to different weather conditions such as
sun, shade and shelter from wind and rain.
6. Locate outdoor spaces to capture the sun and create
an inviting gathering space. Suitable overhangs, canopies and trees for shade and rain protection should be
incorporated.

Conceptual precedent of cascading landscape creating publicly
accessible outdoor space on private property.

Conceptual precedent images of how planting materials are carefully selected to provide shade and screening between public, semi-public and
private spaces, seasonal interest , as well as various environmental beneits.

16

Fig 7. conceptual sketch view of semi-private / communal podium outdoor space surrounded by private
terraces and balconies.

Fig 8. conceptual east-west sketch section through podium with upper courtyard and cascading landscape
towards mews / green linkage
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SCHOOL – URBAN ACADEMY
11. The school development shall provide high quality
outdoor learning areas at grade and on roofs. Consider
the following:
•

•

•

At-grade public open space should be accessible at all times without physical barriers or
gates, excluding outdoor spaces for childcare
licensing requirements.
Seating areas, walkways, stormwater planters
or urban plazas are encouraged to create a
continuous urban open space system.
Rooftop amenities should be accessible to the
school community and public events sanctioned
by the school. Rooftop to include exterior
landscaped perimeter and attractive fencing.
Refer also to section to 2.5.

1. Ensure the on-site accessibility of all pathways,
building entrances, public and semi-public spaces,
amenities and special features by people of varying
ability. Consider the following:
•

Build public sidewalks that are obstruction free
with non-skid, uniform walking surfaces.

•

Locate entrance ramps and lifts in areas that
are highly visible, easy to use and connected to
the sidewalk.

•

Where steps or high thresholds create a barrier,
provide an alternative route that is easily accessible to everyone.

•

Locate site furnishings and landscape /
streetscape features where they will not
impede easy passage for those using a mobility
device or by people who are visually impaired.

•

Landscape perimeter shall have a minimum of
450 mm growing medium for shrub planting.

•

Locate parking for those with ability challenges
close to accessible building entrances.

•

Where trees are proposed in planters, ensure
a minimum depth of 900mm depth growing
medium.

•

Use LED lights that emit white light in all
outdoor areas for better visibility i.e. not orange
light.

Conceptual precedent for creating indoor and outdoor visual &
physical connection with public open space within the School

New Westminster, BC
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3.3

Fig 9. conceptual sketch elevation of school and street landscaping
along south laneway
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3.4

Trees and Planting

1. Each development shall use the BC Society of
Landscape Architects’ and BC Landscape and Nursery
Association’s “BC Landscape Standard Guidelines
(Latest Edition)” in specifying, selection, site preparation,
installation and maintenance of all trees and other plant
materials.

street trees in a continuous trench minimum
1.8m width with soil cells below (i.e. 15 to 30
cubic metres minimum of high quality soil for
each tree) inished with a tree grate around
each tree.
•

2. Each development shall integrate trees, including
shade trees. Consider the following:
•

•

Retain existing mature trees wherever possible.
Where tree removal is proposed and approved
by the City Arborist, replace with a number,
species and size of trees in accordance with
the City of New Westminster Tree Protection
Bylaw.
Plant new trees in all public and semi-private
open spaces, parking areas, private yards, and
along internal streets and pathways.

3. Tree species and other plant materials shall be of
high quality, suited to their purpose and contribute to the
overall quality of the community. Consider the following:
•

•

Choose species that are successful in the
urban environment, easy to maintain, are
non-invasive and suited to the site-speciic
conditions of properties within the Rousseau
Triangle. Selected tree species should also
have non-aggressive rooting habits.
Use medium to large size broadleaf deciduous
tree species, wherever possible, for all shade
trees including internal street. Select species
that have a minimum mature height of 15
meters (49 feet).

4. All trees shall be planted so that they will successfully become established and develop a full canopy over
time. Consider the following:
•
20

Plant trees along public streets in a minimum
2.0 metres (6.5 feet) soil boulevard. Or plant

Space street trees consistently and so that
their canopies touch at maturity. Depending on
species generally one tree should be planted
on-centre at a minimum of 5.0m to 10.0m
maximum intervals (16-32 feet.)

5. Use green landscaping in all areas including walkways, patios, public spaces or other hard surfaces, and
within setbacks from the property line, in order to soften
the urban landscape of the Rousseau Triangle area.
6. Consider adding landscaping that is integrated into
the building rooline, patio and podium edges, and along
the building facade at grade in order to soften building
edges, provide a degree of privacy, and reduce summertime solar gain. Landscaping should provide only a
partial screen in order to still enable surveillance of the
street and transparency of school frontages for safety.
7. Ensure the following depths for growing medium
that are applicable for both on and off slab conditions:
900mm depth for trees, 450 mm depth for shrub
planting and 300 mm for ground cover.
8. Consider best practices in stormwater management
for all proposed developments on the site.

3.5

Utility Kiosks

1. Through discussions with the City’s Electrical Department and third-party utilities, the location of all utility
kiosks shall take into consideration the streetscape
design and not be sited in high proile locations or locations that will impede pedestrian and cyclists.
2. Where possible, kiosks shall be screened from view
through landscaping and/or other treatments such as
decorative fencing or enclosures.

4.1

Parking, Loading & Access

1. Parking structures and parking lots will be designed
to be unobtrusive to the pedestrian environment and
adjacent properties. All parking associated with a
development shall be located below building and/or
underground, and designed to reinforce a pedestrian
oriented neighbourhood character and scale. Consider
the following:
RESIDENTIAL
2. Integrate structured parking with the building design
and have usable building space (e.g. ground oriented
units) facing public streets, parks and open spaces.
3. Provide wiring within parking areas for plug-in
electric vehicles to meet Electric Vehicle Ready
requirements.
SCHOOL
4. Access to off-street student pick-up and drop-off
areas for the proposed school shall be accessed off
of the south lane in order to minimize pedestrian and
vehicle disruption along neighbouring streets.
5. Any on-street pick up and drop off areas shall be
designed to minimize impacts on the low of pedestrian,
bicycle, and vehicular trafic within the neighbourhood to
the satisfaction and approval of the City of New Westminster Engineering Department.

New Westminster, BC
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4.

SITE PARKING AND ACCESS
8. Ensure underground parking is readily accessible,
well signed and easy to use.
9. Support transportation options such as carpools,
cooperative car use, and parking for people with
disabilities through providing appropriately sized and
conveniently located parking spaces.
10. Support active modes of transportation through the
provision of conveniently located, and secured, longterm and short-term bicycle parking. Where possible,
bicycle parking spaces should be covered to allow for
weather protection.
11. Design parking and other paved areas to minimize
negative impacts on surface runoff volume and quality.
Use an appropriate selection of strategies such as the
following:
•

Install oil/water separators for high trafic
areas.

•

Direct runoff to landscaped ilter strips, bioswales, and bio-iltration strips.

6. Provide access to parking, loading, and servicing
from the south lane to ensure a continuous pedestrian
interface and neighbourhood quality on both Braid
Street and Rousseau Street.
7 Visibly and physically separate pedestrian walkways
from vehicle access points and on-street parking
through grade separation, bollards, trees in tree guards,
and other methods as appropriate.
21

4.2

Recycling, Garbage & Compost
Receptacles

1. The location of recycling, garbage and compost
receptacles should be given thoughtful design to
encourage the reduction of solid waste and promote
sustainability within individual developments.
2. Collection of all recycling, garbage, and compost
receptacles shall be off of the south lane.

4.3.

Safety

1. Each development shall provide a Crime Prevention
through Environmental Design (CPTED) report outlining
the use of CPTED strategies in the design of developments and buildings, including open space.

- End -
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Attachment 3
Proposed Zoning Amendment
Bylaw 7837, 2016

CORPORATION OF THE CITY OF NEW WESTMINSTER
ZONING AMENDMENT BYLAW (100 BRAID STREET)
NO. 7837, 2016
ADOPTED ________________

A Bylaw to Amend Zoning Bylaw No. 6680, 2001.
The Municipal Council of the City of New Westminster, in open meeting assembled, ENACTS
AS FOLLOWS:
1.

This Bylaw may be cited for all purposes as “Zoning Amendment Bylaw (100 Braid
Street) No. 7837, 2016”.

2.

Zoning Bylaw No. 6680, 2001 is hereby amended as follows:
a) Section 1000 Comprehensive Development Districts of Zoning Bylaw 6680, 2001 is
hereby amended by inserting as section 1067 the Schedule attached to this Bylaw as
Schedule A.
b) That the certain parcels of land situated within the City of New Westminster, British
Columbia and outlined in bold in the Schedule attached to this Bylaw as Schedule B and
which are presently zoned Light Industrial Districts (M-1) are hereby rezoned to
Comprehensive Development District (Braid Street) (CD-67) and the Zoning Map
annexed as Appendix “A” to Zoning Bylaw No. 6680, 2001 is hereby amended to record
this rezoning.

GIVEN FIRST READING this ___________ day of __________________, 2016.

GIVEN SECOND READING this __________ day of __________________, 2016.

PUBLIC HEARING held this __________ day of __________________, 2016.

GIVEN THIRD READING this ___________ day of __________________, 2016.
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ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this
___________ day of __________________, 2016.

______________________________
MAYOR

______________________________
CITY CLERK
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Schedule A:
Comprehensive Development District (Braid Street) (CD-67)

Doc #857307

Comprehensive Development
District (Braid Street)(CD-67)
1067

1067 .1

Comprehensive Development District (Braid Street) (CD67)
The intent of this zoning district is to allow a
private school with up to 450 students and a high rise
multiple unit residential development which includes
townhouses, artists’ studios and gallery space in a
podium at grade.

Zoning Sub-Districts
1067 .2

The CD-67 Zoning district includes two sub-districts A
and B as indicated on the map attached to this district
as Supplementary Plan #1.

Permitted Principal and Accessory Uses
1067 .3

The following principal and accessory uses are
permitted in the CD-67 zoning district as outlined for
each of the sub-districts. For uses accompanied by a
checkmark, there are additional Conditions of Use
contained within this zoning district.

Permitted Principal Uses (Sub-District A)
Private school;
Public Assembly;

Permitted Accessory Uses (Sub-District A)

Use
Specific
Regulations


Use
Specific
Regulations

Uses accessory to any permitted principal
uses;

Permitted Principal Uses (Sub-District B)

Use
Specific
Regulations

Child care;
Multiple unit residential use;

2016 06 29
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1067-1

Comprehensive Development
District (Braid Street)(CD-67)
Libraries;
Artist studio and gallery;

Permitted Accessory Uses (Sub-District B)

Use
Specific
Regulations

Uses accessory to any permitted principal
uses;
Home based businesses;



Conditions of Use
1067 .4

Child care in accordance with Section 170.13 of this
Bylaw.

1067 .5

Private school uses shall not exceed 450 students.

1067 .6

Public assembly uses shall not include religious
worship.

Density
1067 .7

The maximum net floor area in Sub-District A shall
not exceed 5,575 square metres (60,008 square feet).

1067 .8

The maximum net residential floor area in SubDistrict B shall not exceed 18,817 square metres
(202,550 square feet).

1067 .9

The maximum net floor space for used for nonresidential uses for Sub-District B shall be a
minimum of 395 square metres (4,252 square feet) and
shall not exceed 465 square metres (5,005 square
feet).

Principal Building Envelope
1067 .10

All principal buildings and structures shall be sized
and sited according to the following:
Regulation

2016 06 29

Sub-District A

Sub-District B
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1067-2

Comprehensive Development
District (Braid Street)(CD-67)
Minimum
Setback
North (Braid
Street)
Minimum
Setback West
Minimum
Setback
South
Minimum
Setback East
Maximum
Building
Height
Maximum
Floorplate
Size

3 metres (9.84
feet)

3 metres (9.84
feet)

3 metres (9.84
feet)

4.5 metres (14.76
feet)

3 metres (9.84
feet)

3 metres (9.84
feet)

1 metre (3.28 feet)

4.5 metres (14.76
feet)

22 metres (72.18
feet)

65 metres (213.25
feet)

N/A

780 square metres
(8,396 square feet)
above 34 metres
geodetic

Off-Street Parking and Loading Requirements
1067 .11

Off-street automobile parking shall be provided in
accordance with the Off-Street Parking Regulation
section of this bylaw,

1067 .12

Bicycle parking shall be provided in accordance with
the Off-Street Bicycle Parking Regulations section of
this bylaw.

1067 .13

Off-Street loading shall be provided in accordance
with the Off-Street Loading Regulations section of
this bylaw.
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Comprehensive Development
District (Braid Street)(CD-67)
Supplementary Plan #1

Sub-District
A

2016 06 29

Sub-District
B

City of New Westminster Zoning Bylaw

1067-4

Bylaw No. 7837, 2016

4

Schedule B:
Area of Rezoning

Doc #857307

Bylaw No. 7837, 2016

Doc #857307

5

Attachment 4
Heritage Assessment for 100
Braid Street

100 BRAID STREET
HERITAGE ASSESSMENT

JANUARY 2016

HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER

ADDRESS: 100 Braid Street
MUNICIPALITY: New Westminster, British Columbia
NEIGHBOURHOOD: Sapperton
ORIGINAL OWNER: B.C. Distilleries
DATE OF CONSTRUCTION: 1929 (with additions in 1963 and 1969)

SUMMARY OF RESEARCH:
The three-storey mixed-use building at 100 Braid Street was first constructed in 1929 for use by the
B.C. Distillery operation. The large distillery facility was concentrated across Braid Street (then
known as Distillery Road) and this building served an important role as a compounding warehouse
for the production of spirits. The B.C. Distillery, founded in 1904, was one of the largest employers
in the province and its location in Sapperton illustrates the suitability of the area for industrial
concerns, due to its adjacency to both railway tracks and Brunette Creek. The distillery closed in
1978 and all buildings, save for this structure, have since been demolished.
The building is the product of the local, prolific architectural firm of Gardiner & Mercer. Known
for their numerous commissions throughout New Westminster and the Lower Mainland, the firm
was especially noted for its institutional work, including the B.C. Distillery. The distinctive cupola
(in the style of the grain elevator) on the roof highlights the historic function of the building and the
large, multi-pane windows reflect the traditional warehouse design aesthetic of the late 1920s.
Two warehouse additions on either side of the building in the 1960s altered the site’s composition,
however the character of the original north and south elevations remains intact. The building now
serves as a multi-tenant artist studio and commercial space.

DONALD LUXTON & ASSOCIATES INC. JANUARY 2016
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HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER

100 Braid Street, looking north, Bing Maps

100 Braid Street, looking south, Bing Maps
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HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER

B.C. Distillery site, Braid Street, 1947, Vintage Air Photos, BO-47-604
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HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER

1957 Fire Insurance map of the B.C. Distillery site, note the 100 Braid Street building at the bottom
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HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER

GARDINER & MERCER:

Francis George Gardiner (1878-1966)

Andrew Lamb Mercer (1878-1959)

The architectural partnership of Gardiner & Mercer in the early half of this century was one of the
more enduring and prolific in the province. Andrew Mercer, more outgoing and gregarious, was
mainly responsible for the structural aspect of their projects, while Frank Gardiner handled the
design end. Friends as well as business partners, their separate firms were competitive after the
partnership split, but the two men remained personally friendly, and continued to meet each other
regularly at the Vancouver Club.
New Westminster was booming in the period just prior to the First World War, in anticipation of
the opening of the Panama Canal, and the Gardiner & Mercer partnership was soon established as
the leading local architectural firm. Mercer detested the Royal City, with all its “bloody hills,” and
within a year he moved his family to Vancouver. Gardiner & Mercer designed most of the new
buildings along Columbia Street, including the city’s tallest, the Westminster Trust Building,
1911-12. Their institutional buildings included several New Westminster schools, notably the
Duke of Connaught High School and Richard McBride School, and Coquitlam Municipal Hall. In
addition to their many commercial buildings they handled a large number of residential
commissions, designed in an adapted Arts and Crafts style, the largest being the Nels Nelson
House in Queen’s Park, 1913. Later, the firm shifted from the pursuit of general architectural work
to a specialization in brewery work and hospital design, including the landmark additions to St.
Paul’s Hospital, 1931-36, and the design of St. Vincent’s Hospital, 1939, both in Vancouver.
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Westminster Trust Building, 713 Columbia Street, designed by Gardiner & Mercer
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HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER

B.C. DISTILLERY:

Sapperton area with B.C. Distillery facility, circa mid-1920s (soon before the construction of 100 Braid Street),
photo supplied to Geoff Pinkerton by Faye Olson (McBride-Sapperton Residents' Association)
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HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER

B.C. Distillery advertisement, Scarlet & Gold Magazine, March 11, 1929
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HERITAGE ASSESSMENT: 100 BRAID STREET, NEW WESTMINSTER

B.C. Distillery poster, circa 1940s, City of Vancouver Archives, 1184-933
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Attachment 5
Urban Academy - Urban School
for New Westminster

Urban Academy
An Urban School for New Westminster
Urban Academy is proposing a modern, purpose-built urban school for the 100 Braid St site.
This project brief will outline the direction in which schools in urban centres are moving toward,
the traffic and parking considerations for urban schools, how play space is handled and the
community benefits that the school would provide to the residents of Sapperton and New
Westminster through access to Urban Academy school amenities available in this school
project.
Urban Academy is seeking a permanent home in New Westminster and the opportunity to
become part of a neighbourhood, giving back to the community that has hosted it for 15 years.
The new school would welcome community groups to access some of the facilities in off-school
hours as well as provide ideal space for Urban Academy to continue to contribute to New
Westminster's traditions and neighbourhood activities. Over the years UA has been involved in
a number of events. We have walked in the Hyack Parade, we hosted You Wear it Well for
New West grads, we contribute to Terry Fox celebrations, we support the St. Barnabas Food
program and Seniors’ programs at Queens Ave U ited a d Kiwa is “e iors’ Ho e, all wonderful
experiences for our school community and just a few examples of community events we have
enjoyed.
Sapperton is a vibrant, active neighbourhood with a wonderful sense of community. Urban
Academy would benefit from the strong sense of community pride, inclusiveness and familyfriendly environment in this neighbourhood.

Urban Schools- How are new schools different?
Increasingly, urban centres must consider the use of space differently if they are to successfully
provide new school construction as part of community programming. The availability and cost
of land is out of reach for most projects, both public and private, so schools are being designed
on much smaller footprints of land. The delivery of curriculum is changing as well. It is entirely
possible for a school to offer vibrant programming, well-suited to our new curriculum, in a
school that looks very different from the schools previous generations attended as children.
New school design takes advantage of natural light as it builds up and not out, opening up
space and creating learning commons for student collaboration, rather than long hallways with
all doors closed. Walls can be adjusted as the school population grows and the course offerings
mature with all teaching spaces designed for more than one use and purpose.

Space is arranged for cross
curricular and inquiry-based
learning. Teaching spaces that
will integrate a number of
grades and age ranges will be
found
throughout
the
building. Safety on the site
and the ability for close
supervision of children has
always been a priority for
schools but never more so
than in our current time.
Urban schools are on small
footprints of land, most
frequently having their play
space accommodated on spacious decks at various levels in the building. The decks can be
allocated for specific ages of students or for specific curricular areas of focus. The top deck of
the UA design could lend itself to programming in environmental science and classroom
learning as well as play space. When fully finished, UA would have 20,000 square feet of safe
play space plus a full-sized gymnasium for students.
Urban Schools also take advantage of community amenities such as pools, skating rinks, play
fields, cultural centres and arenas in their local community to offer a diverse curriculum,
focused on teaching a healthy lifestyle to students. Classes are most often able to travel to
these sites by transit. The use of community facilities helps schools make the most responsible
use of space, while they strive to have expensive and well-designed spaces used to greater
capacity than just the length of the traditional school day. UA will be working on an agreement
to open up the use of some school facilities to the neighbourhood for the benefit of the
community.
Traffic and parking needs to be carefully planned out and highly regulated. Both the school and
the City need to collaborate on the direction and flow of school traffic. Signage contributed
from both needs to be clear. In all of the examples of BC urban schools included in this brief,
the traffic plan was a collaborative effort between the school and the City traffic and
engineering departments. Schools need a partnership with the City to make an efficient traffic
plan work.

Examples of Urban Schools in BC
Stratford Hall
Stratford Hall is an independent school of 516 k-grade 12 students located adjacent to the
Broadway Skytrain station at Commercial Drive. The Skytrain running behind the school is
evident in the graphic provided. The site is smaller for the building than the area that UA is
proposing at Braid St. A clear and regulated traffic plan is posted on their school website that is
the result of both City and school work. The link can be found at
https://www.stratfordhall.ca/content/traffic-and-safety. It involves a plan that includes buses to
transport students, the use of Skytrain and carpooling for as many as possible and a circular
drop-off pattern for parents driving students to school. The school has purchased parking at an
adjacent off-site location for staff. Many of these components mirror the work being
undertaken on traffic and parking for UA at Braid St., although UA has more space for drop-off
and parking than Stratford Hall does. Stratford Hall has been a very successful urban school on
a very tight site with solid planning and good design.

International Village School
International Village School is a public school that is currently under construction. It is located
at the corner of Abbott St and Expo Blvd., a very dense part of the urban fabric of Vancouver. It
will welcome 500 k-gr 7 elementary students and is located within a mixed-use residential
development. The rooftop deck will be active play space for the students. Like Urban Academy,
International Village School will have a Before and After School Care program and will open its
doors to the community to access school facilities in off-school hours. There is no parking on
the site whatsoever, all staff parking is leased off-site and the City will be providing a limited
number of drop-off spots for parents. The Braid St. site offers more flexibility for parking and
drop-off than this site as well as more play space for students.

Alexander Academy
Alexander Academy is an independent secondary school
for grades 8-12. It is located within a commercial building
in the downtown business district of Vancouver at 688
West Hastings. The school focuses on an excellent
education within the classrooms available and utilizes
community amenities to provide all curriculum outside of
the classroom.

Students access off-site recreational and adventure venues as
well as artistic and cultural facilities in Vancouver in order to
successfully meet the learning outcomes. There is a significant
focus on transit access to the school as it has no provision for
drop-off or parking.
There are many similarities between these schools and the plans for Urban Academy. However,
with every aspect; parking, play space, site space and community amenities, Urban Academy
has more flexibility at Braid St. than any of the examples of urban schools provided here and
can create more teaching, learning and community space. This site would allow UA to be a
responsible and contributing member of its new community. Schools help to attract family
services and programs for families to neighbourhoods and can provide the perfect setting for
community groups to gather and meet for activities. The presence of a school helps any
neighbourhood feel more family-friendly and encourages other youth-oriented services and
programs to locate nearby.

Urban Academy Opens its Doors to the Neighbourhood
The new school offers UA the chance to share its space
with the community. Community users, through a
Memorandum of Agreement, can access the gymnasium,
multi-purpose space, drama space and meeting space.
Before and After School care spots can be made available
to families in the neighbourhood. Summer Camps and
community programs could be run out of the school in offschool time that could benefit families in the surrounding
community. The school is designing much of the space that may be of interest to community
user groups on the ground floor for easy access and supervision.

The Gym
A full-size gymnasium is being planned with the capacity for full court basketball, volleyball and
badminton as well as many other activities and games. The gymnasium will host Urban
Acade y’s growi g athletics progra a d offer additio al recreatio al space o the site for
students. The gymnasium is an example of a community amenity that would be open to
community groups to book during times when the school is not using it. Groups that may be
interested in regular times to play league basketball or volleyball would be most welcome to
book through the user group process that will be developed, similar to other school
communities.

Sunnyside School

The Multi-Purpose and Meeting Spaces
UA is designing a large multi-purpose room, drama space and a music room on the ground floor
adjacent to the front entrance of the school.
Such spaces could provide meeting space for groups who wish to
book the school space for an activity or an event.
Finding safe, accessible meeting space can be a challenge for
smaller
community
groups,
particularly
not-for-profit
organizations. Urban Academy could provide such an amenity for
a wide variety of groups.

Before and After School Care
Urban Academy has an established, excellent Before and After School Care program for schoolage children, including Junior Kindergarten students. Space and licensing provisions are being
planned for the proposed school on Braid St. as well. Space in the program could be made
available for families in the neighbourhood if it can meet their needs. The care is provided yearround so local families may find this a good fit for summer daycare when school is out.

Summer Camps
Urban Academy has a long had the practice of offering Summer Camps to students on a wide
variety of topics: Technology, Robotics, Cooking, Musical Theatre, Dance and Photography are
just a few examples. Summer Camp can be open to children in the local community to register
alongside UA students, a wonderful opportunity over the summer holidays.

Our Wish to Join the Sapperton Community
Urban Academy wants to be a good neighbour and contribute in positive and constructive ways
to the community. Care and thought is going into the design of the school, the provision of
space that the community could access and a safe plan for traffic and parking. While the design
and look of schools is changing rapidly, their role in communities is very much the same.
“chools a d childre ’s eeds at school are i porta t aspects of fa ily a d co
u ity life.
Urban Academy has been part of New Westminster for 15 years. Many UA families live in
Sapperton, as well as other neighbourhoods in New Westminster. This is their home. UA
families want to make the new school work for this community as well as the school
community. Urban Academy hopes to become a part of this neighborhood and looks forward
to a rewarding and successful partnership in Sapperton.
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Comparative Massing Studies

Study 3 shows the massing required to provide a
3.5 FSR mixed-use development within a maximum
height of 15 storeys. To achieve this density, a 48m
long 10-storey streetwall is still required along
Braid Street but the length of the tower along
the east edge of the site is reduced. However the
massing still results in an undesirable pedestrian
experience along Braid Street, and has a greater
impact on the view corridor than a taller tower with
a smaller loorplate.

•

Commercial / Light Industrial
[M-1]

•

3.0 FSR

•

6 storey

•

GFA 20,670 m2 / 222,500 sq.ft

6 storey

0 1

5

10m

STUDY 2
Braid Street
10 storey
4-6
storey

•

Mixed-use: School & Residential
[CD-1]

•

3.5 FSR [residential 2.65 FSR]

•

10 storey residential tower

•

GFA 24,000 m2 / 258,350 sq.ft

5 storey
0 1

5

10m

STUDY 2
Braid Street
15 storey
4-6
storey
4storey

4storey

Study 2 shows the massing required to provide a
3.5 FSR mixed-use development within a maximum
height of 10 storeys. To achieve this density, a
48m long 10-storey streetwall is required along
Braid Street and a 59m long streetwall along the
east edge of the site, adjacent to the neighbouring
existing Light Industrial property. The required
massing to achieve this density, results in an
undesirable pedestrian experience along Braid
Street and the surrounding area.

Rousseau Street

Study 1 shows the maximum massing and
density permitted within the current zoning: M-1
Commercial / Light Industrial. Using the existing
setbacks and within the maximum 85ft height, the
3.0 FSR massing creates a continuous 6 storey
streetwall along Braid Street.

STUDY 1
Braid Street

Rousseau Street

During the design development of the proposals,
we reviewed several massing options as illustrated
in the diagrams to the right.

Rousseau Street

3.1

New Westminster, BC

100 BRAID STREET

3.0 / Proposed Development

0 1

5

10m

•

Mixed-use: School & Residential
[CD-1]

•

3.5 FSR [residential 2.65 FSR]

•

15 storey residential tower

•

GFA 24,200 m2 / 260,500 sq.ft
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Design & Massing Rationale

The proposed design of the project responds to the
character, scale and massing of its context. It also
contributes to the revitalization of the neighbourhood – supporting transit-oriented development
near to Braid Street Station, and by providing a mix
of institutional and residential uses, a pedestrianoriented streetscape, a green landscaped private
and public realm, and new connections through the
site to the adjacent neighbourhood.
The main components of the development and
rationale for their location and massing on the site
are:

that relects a similar proposed condition
across the street in Sapperton Green.

NEW PEDESTRIAN MEWS
Widening the separation between the school and
residential components provides for an opportunity to link Braid Street with the existing lane to
the south and the rest of the Rousseau Triangle
precinct. This creates the space for a new landscaped pedestrian mews while accommodating
carefully controlled vehicular access in and out of
the site via the lane to drop-off and parking areas
for both the school and residential components. It
will also improve walkability to and from the Braid
Street Station to the site and the rest of the Rousseau Triangle.

New Westminster, BC

100 BRAID STREET

3.2

•

Residential townhomes, with entries and
patios, provide a pedestrian scale experience
and the opportunity for a more vibrant street
life.

TOWNHOMES
•

The placement of townhome blocks along
the south and east sides of the residential
component aligns with the scale of adjacent
buildings, while helping to deine and enclose
the upper level central landscaped courtyard.

•

Townhome entries accessed from the existing
and future lane extension to the east enhance
the intended residential and pedestrian scale.

SCHOOL
TOWER FORM
•

School building located at corner to anchor
intersection and to provide institutional
gateway form to Rousseau St. Gym use
located at the corner is highly glazed to allow
the opportunity for public viewing of active use
within, and add to animation of the streetscape.

•

School location along Rousseau St. and
stepped massing provides appropriate transition to single-family residential scale to the
west.

•

School’s main entry provides opportunity for a
vibrant pedestrian-centric street life. A second
school entry located off the pedestrian mews
helps activate this link through the site.

•

The stepping of the building at the upper loors
provide for access to sunlight and roof decks
for outdoor educational opportunities.

•

•

The tallest building in the proposed form of
development, is the residential tower that has
been located at the northeast corner of the
site in order to: maximize opportunities for sun
exposure; minimize view obstruction from the
surrounding area; and to minimize shadowing
on both the site and adjacent context. This will
also maximize daylight to the communal open
central courtyard / podium and landscaped
pedestrian mews.
Tower orientation, footprint and stepped
massing have been arranged to respect the
scale and views of the surrounding community, and to be complementary to the adjacent
school building.

TOWER PODIUM & STREET WALL
•

Connecting the tower form along Braid Street
with a low-rise component deines a streetwall

COURTYARD
•

The elevated landscaped courtyard includes
an accessible expansive green, play area and
overlook to the pedestrian mews for use by
the residents.

•

The courtyard landscaping “folds” down to the
pedestrian mews through a series of stairs
and terraces allowing for a visual connection
between the private residential courtyard and
the more public mews open space.

•

Landscape throughout the site at grade, at the
elevated courtyard, and on rooftops softens
the transition between the urban and school/
residential edges.
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Existing & Proposed Zoning Summary

EXISTING ZONING

PROPOSED ZONING

ZONING

M-1

CD-1

SITE AREA

6,957 sq m

6,957 sq m

NEIGHBOURHOOD

Brunette Creek

Brunette Creek

ZONING CATEGORY

Light Industrial

Institutional - School / Urban Academy

New Westminster, BC

100 BRAID STREET

3.3

Mixed-use Residential
minimum 30% family homes (20% 2bed + 10% 3bed units)
Not defined

FLOOR SPACE RATIO

3.5 FSR
[Residential 2.7 FSR + Institutional 0.8 FSR]

Not defined

TOTAL GROSS FLOOR AREA

TOTAL = 24,825 sq m / 267,220 sf
Residential = 18,850 sq m / 202,900 sf
Gallery = 405 sq m / 4,360 sf
Institutional = 5,570 sq m / 60,000 sf

6 storeys / 27m

Residential: 64.8m / 21 storeys
Institutional: 22m / 5-6 storeys

Institutional - Braid St & Rousseau Ave

n/a

3m

Institutional - Laneway

n/a

5m

Residential - Braid Street

n/a

3.0m minimum

Residential - Laneway

n/a

5m

Residential - Adjacent Site

n/a

4.5m

BUILDING HEIGHT*
SETBACKS

NOTES:
* Building height calculated from north-east corner of site = approx + 8.0m datum. Actual building height from base surface elevation to be confirmed pending receipt of building grades
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New Westminster, BC

100 BRAID STREET

NEW TEACHING AND LEARNING SPACES FOR URBAN ACADEMY
The new Urban Academy School is a modern, urban school, relective of a new direction
in education. The siting will take advantage of natural light, critical in a design of a school
and will offer signiicantly more green space on play decks and the surrounding space. The
classroom space is designed to meet the needs of the twenty-irst century learner and the
new Education Plan underway in British Columbia. It will be an exemplary learning environment for students. It will also offer opportunities for neighbourhood access to amenities in
the building for community use.
The school will offer Before and After School Care, learning space for Early Childhood,
Primary, Middle and Senior Years as well as the potential for summer programming and
community activities.

GYMNASIUM, DRAMA AND MULTI-PURPOSE SPACES
Urban Academy is planning a full-size gymnasium as part of its program. This will provide
additional activity and play space for students as well as the focus for a developing athletics
program. The gym will be 9 metres in height, allowing for full court basketball and volleyball
as well as a variety of other sports.
The drama and multi-purpose space will host the full range of school programming with a
particular emphasis on the Fine Arts. These two spaces also provide additional play space
for students. Senior students enjoy different activities during their free time at school and do
not always frequent the playground. Activity space that provides for clubs, drama rehearsals
and co-curricular events is very valuable in a school that houses senior students as well as
primary students.
A community MOA could offer community groups affordable, safe and accessible meeting
space during off-school hours. The gymnasium, drama and multi-purpose space and classrooms are all areas of the school that could be part of such an agreement, opening the doors
of Urban Academy to the community.

GREEN SPACE AND PLAY AREAS
The play space available to students will offer generous surface area and varied locations for
play. Four rooftop play decks are planned with more than 12,000 square feet of play space
provided. This will allow separated play spaces for Junior Kindergarten, Primary, Middle and
Senior years’ students, for structured activities and formal classroom instruction as well as
free play. In an urban school design this is a safe, accessible method to provide children’s
play space in an environmentally sustainable and responsible manner.
Conceptual precedents of school spaces and playspace roof character
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H C MA AR C H ITE CTU R E + D E S I G N

3.5

Proposed Residential Development

Summary
•

Approximately 18,850 sq m / 202,900 sq ft multi-family residential use.

•

Predominantly a market multi-family housing form - with ground-oriented townhomes and apartment units with
private usable open space for each unit on the lower loor and a range of unit types and sizes on upper loors.

•

Urban housing form arranged around an inner courtyard providing both private and communal landscaped open
space. Design will provide street-fronting townhomes along Braid Street, and, ground-oriented townhomes
around the perimeter of the internal courtyard.

•

Appropriate setbacks for street-fronting townhomes allow for individual unit entries and landscaped private
patios, contributing to an activated and a pedestrian friendly streetscape along Braid Street, proposed laneway
and the pathway.

•

Units would comply with the Family-friendly Housing Policy/Bylaw requiring that 30% of new units are to be
two bedrooms or larger, and, of that, 10% are to be three bedrooms or larger..

•

Proposed concrete buildings means some rooftops can be designed to be accessible, shared/communal, and
also meet usable open space requirements.

•

Secured residential parking will be separate from the school parking.

•

Approximately 200 sq m / 2,150 sq ft of Artist Studios and an additional 200 sq m / 2,150 sq ft Gallery space
located at level 1 & 2 in the north-east corner, fronting Braid Street.

PRECEDENT IMAGERY

Conceptual precedents of residential building form, materiality and character
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The proposed Sapperton Green development
immediately to the north acts as an appropriate
urban design precedent and driver, helping to
inform the conceptual design for the 100 Braid St.
site. The proposed land use, density and massing
initiatives of Sapperton Green can be considered
to continue lowing outward and south beyond its
own site boundaries, inluencing the 100 Braid
Street site, and helping to set the tone for development within the surrounding Rousseau Triangle
precinct.
The height, density and massing criteria for the
proposal, inluenced by the adjacent Sapperton
Green, drive the objective to treat both the north
and south sides of Braid Street in this location in
a similar way, providing continuity and clarity to the
urban scale, form, character and streetscape of
this area in close proximity to this important transit
node. Consequently, the buildings for the conceptual scheme relects those in Sapperton Green
fronting Braid Street, directly across the street
from the subject site. These have a potential max.
height of 10 commercial storeys, and a density of
approximately 2.9 FSR.
The resultant proposed scheme for the subject
site uses similar and complementary built forms,
massing and street walls, helping to reinforce and
encourage an appropriate urban scale and pedestrian experience on both the north and south sides
of Braid Street.
The scheme proposes the location of the school
and its low-rise massing form along Rousseau
St., acting as an appropriate transition gesture in
response to the lower scale of the adjacent existing
single-family residential to the west.

New Westminster, BC

100 BRAID STREET

BUILDING FORM CONCEPT

The proposed scheme allows for the site to proceed
as an integrated development, allowing for the
possibility of a simultaneous or a phased development scenario, with buildings positioned to deine
an interior landscape open space courtyard, and
with shared vehicular/pedestrian access, drop-off,
underground parking and loading off the lane.

OVERALL BUILDING CHARACTER
The residential tower and adjacent extended
podium (21 and 6 storey building heights respectively) complement each other. The tower anchors
and identiies the site as a high-proile landmark,
stepping back at the upper loors to provide
interest and create an identiiable silhouette on
the skyline. The residential podium unites with
the tower volume and grounds it along the Braid
Street frontage. Exterior expression of the podium
exhibits two and three-storey bay treatments to
help enhance the intended pedestrian-scale nature
of the streetscape. The two townhome blocks at
the rear of the site complete the enclosure of the
interior elevated landscape courtyard and provide a
more intimate and appropriate low-rise residential
scale to these edges of the project.
The overall architectural character of the residential buildings uses simple and elegant linear
geometries and volumes to deine the buildings,
street and lane frontages, and interior landscaped
courtyard.
Contextual contemporary classic
design complements the Urban Academy school,
the currently planned adjacent developments and
the future built environment in a quiet and conident manner. Durable contemporary materials
and treatments using a simple natural palette of
concrete, masonry, glass, metal, and wood are
intended to relect and express a contextual west
coast contemporary character and aesthetic.

Conceptual precedents of residential building and landscape character
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LANDSCAPE CHARACTER

The proposed landscape strategy aims to employ
a visually cohesive palette of materials that will
serve to deine the character and hierarchy of
the various outdoor spaces.
The north/south green linkage is deined with
special paving extending across the pedestrian
and vehicular routes to visually unify the linkage
between Braid Street and the Laneway and to
place priority on the pedestrian over vehicles.
Bollards would be introduced into this shared
modal space to provide added safety separation
between vehicles and pedestrians.

provisions for randomly placed seating that
could potentially be incorporated into a public
art strategy.
Streetscape improvements along the Braid
and Rousseau Street will feature landscaped
boulevards with double rows of trees or single
row of large canopy trees whose spacing would
be coordinated with building weather protection.
Provisions would be made at the entrance of the
school to feature a small arrival plaza and boulevard alongside the lane as a memorable linkage
to the east lobby entrance.

Conceptual precedent of North / South Green Linkage

Conceptual precedent of Streetscape character

Conceptual precedent of Landscape Buffer

Conceptual precedent of Public Open Space / Plaza Forecourt

The plaza forecourt located between the east
lobby entrance of the school and the ground
level residential amenity room features an
additional layer of paving quality combined with
timber seating elements, and perimeter planting.
A cascading series of steps and seating terraces
with overhead tree canopy creates a natural
grade transition between the upper courtyard
and lower plaza.
An intimate outdoor lawn on the north end the
green linkage provides an outdoor room with
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1. Introduction
Urban Academy has applied for an OCP Amendment and Rezoning Application for the purposes
of facilitating the development of a 60,000 (4‐6 stories) school and 195,000sf (20 stories tall) of
residential density at 100 Braid Street. The site is located in the northeast area of the City of
New Westminster within the Sapperton neighbourhood. Other developments in the area
include the adjacent Bentall Kennedy Sapperton Green project, the Royal Columbian Hospital
expansion, and the Brewery District.
Initial key contact interviews conducted during the research phase of the consultation
identified concerns with the tower height, traffic, parking, and congestion created by students
being dropped off, and questions regarding how current tenants will be dealt with. In addition
some contacts raised concerns about development acting as a “gateway” to increased density
in the lower Sapperton neighbourhood. The example most often referenced was the previous
Elizabeth Fry development project.

Consultation Objectives
•
•

To create face‐to‐face opportunities for meaningful conversations with parties interested
and or impacted by the project to build understanding about the proposal.
To gather public input on issues and concerns and report on what was heard from the
public meetings and open houses to the City of New Westminster.

Communication Objectives
•

To build awareness and attendance for the Public Meeting and Open House events. The
communication messaging was targeted at relationship building to introduce the potential
new neighbor “Urban Academy” and to invite neighbours to learn more about the proposal.

2. Engagement Approach and Methodology
Engagement Notification Methods
A variety of engagement notification methods were used including:
Flyer Invitation
Canada Post delivered postcard invitations to 2,225 homes in the Sapperton area promoting
February 17, 2016 Public Meeting
Newspaper Advertisement
One (1) advertisement was placed in the New Westminster Record on February 11, 2016 promoting
February 17 2016 Public Meeting
Other Notification: See Appendix
• McBride Sapperton Residents Association email invitations and background information
• Sapperton Business Association email invitations and background information
• Postcards in local cafes and on bulletin boards
• Tenth to the Fraser online events page for Public Meeting and Open House
• Twitter event information sharing through networks for Public Meeting and Open House
3
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Pre‐Event Engagement Activities
Key Contact Interviews
The objective of initial key contact interviews was to understand the range of perspectives, how
people perceive the potential impacts of the development, the outcome they hope for, gain
insights into the way in which people in the community like to be engaged, and how they prefer to
receive information. Questions included:
•
•
•
•
•

What are the issues from different perspectives?
Who are the opinion leaders?
Who are the leading groups?
What is the history of engagement in the community, particularly what has gone well and
what has not gone well from your perspective?
What would improve participation, communication?

The information gathered from the interviews was very helpful to understand concerns and helped
to inform the engagement approach. In addition groups such as the McBride Sapperton Residents
Association agreed to support communications and inform neighbours of the meetings.

Engagement Event Details
Event #1
Time
Location:
Attendees

Wednesday, February 17, 2016
7:00 PM – 9:00 PM
Sapperton Pensioners Hall, 318 Keary Street, New Westminster
Fifty‐five (55) members of the public. See Public Meeting Report in Appendix

Event #2
Time
Location
Attendees

Saturday, March 5, 2016‐03‐08
11:00am – 4:00pm
Knox Presbyterian Church, 403 E Columbia Street, New Westminster
Ninety‐Seven (97) members of the public. See Open House Summary in Appendix

Event #3
Time
Location:
Purpose:

Upcoming Open House ‐ Tuesday, April 5, 2016
7:00 PM – 9:00 PM
Sapperton Pensioners Hall, 318 Keary Street, New Westminster
For public to view final rezoning submission

3. Community Input: What we heard
Community input was gathered from the public meeting on February 17th and the Open House on
March 5th. The main concern was traffic followed by the impact of the tower on view corridors. The
full transcription of comments is contained in the Appendix. Specifically, we heard:
• Increased traffic in the neighbourhood and along Braid Street was a concern
• Parking for current tenants but also associated with school traffic
• Impact of the proposed tower on view corridors

4
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4. Appendix
a. Notification: Postcard Front

b. Notification: Postcard Back
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c. McBride Sapperton Residents & Business Association, Community Loop Email Notifications
‐‐‐‐‐‐ End of Forwarded Message
From: Catherine Rockandel
Date: Mon, 22 Feb 2016 09:32:18 ‐0800
To: McBride/Sapperton RA <mcbridesappertonra@gmail.com>
Conversation: Urban Academy 100 Braid Street Rezoning Open House Reminder
Subject: Urban Academy 100 Braid Street Rezoning Open House Reminder
Hello McBride Sapperton Residents,
Urban Academy is hosting an Open House about its 100 Braid Street Rezoning Application at Knox
Presbyterian Church, 403 E Columbia Street, New West on Saturday, March 5th @ 11am ‐ 4pm.
This informal drop in event is an opportunity to speak one‐on‐one with the Urban Academy team and
learn more about the rezoning application.
‐‐‐‐‐‐ Forwarded Message
From: Catherine Rockandel
Date: Mon, 22 Feb 2016 09:29:19 ‐0800
To: Sapperton Business Association <info@shopsapperton.com>
Conversation: Urban Academy 100 Braid Street Rezoning Open House Reminder
Subject: Urban Academy 100 Braid Street Rezoning Open House Reminder
Hello Sapperton Business Owners,
Urban Academy is hosting an Open House about its 100 Braid Street Rezoning
Application at Knox Presbyterian Church, 403 E Columbia Street, New West on
Saturday, March 5th @ 11am ‐ 4pm
This informal drop in event is an opportunity to speak one‐on‐one with the Urban Academy team and
learn more about the rezoning application. The team looks forward to meeting the neighbours
‐‐‐ Forwarded Message
From: Catherine Rockandel
Date: Mon, 22 Feb 2016 09:26:18 ‐0800
To: Community Loop <communityloop@gmail.com>
Conversation: Community Event posting
Subject: Community Event posting
Hello, Please post this community event if possible. Additional information is attached.
Thank you.
Urban Academy 100 Braid Street Rezoning Application Open House
Knox Presbyterian Church, 403 E Columbia Street, New West
Saturday, March 5th @ 11am ‐ 4pm
This informal drop in event is an opportunity to speak one‐on‐one with the Urban Academy team and
learn more about the rezoning application. The team looks forward to meeting the neighbours
6
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‐‐‐‐‐‐ Forwarded Message
From: Catherine Rockandel
Date: Mon, 15 Feb 2016 21:03:51 ‐0800
To: Sapperton Business Association <info@shopsapperton.com>
Conversation: 100 Braid Street Public Meeting Reminder
Subject: 100 Braid Street Public Meeting Reminder
Hello Sapperton Business Owners,
If you have not yet marked your calendar, don't miss the Wednesday, February
17th Urban Academy Neighbourhood Meeting on the 100 Braid Street proposed rezoning application.
Doors Open: 6:45pm
Presentation: 7:00pm
Facilitated Q&A: 7:30pm to 8:30pm
Location: Sapperton Pensioners Hall, 318 Keary Street, New Westminster.
Urban Academy is proposing a modern, purpose‐built urban school for the 100 Braid St site. The
presentation provides more information on the residential tower development, school, traffic and
parking, as well the community benefits that the school would provide to the residents of Sapperton
and New Westminster through access to Urban Academy school amenities available in this school
project.
See application at
http://www.newwestcity.ca/council_minutes/0118_16/Public_Meeting_CityCouncil
‐RegularMeeting_REG‐1.2016.pdf
‐‐‐‐‐ Forwarded Message
From: Catherine Rockandel
Date: Mon, 15 Feb 2016 21:03:48 ‐0800
To: McBride/Sapperton RA <mcbridesappertonra@gmail.com>
Conversation: 100 Braid Street Public Meeting Reminder
Subject: 100 Braid Street Public Meeting Reminder
Hello McBride Sapperton Residents,
If you have not yet marked your calendar, don't miss the Wednesday, February 17th Urban Academy
Neighbourhood Meeting on the 100 Braid Street proposed rezoning application.
Doors Open: 6:45pm
Presentation: 7:00pm
Facilitated Q&A: 7:30pm to 8:30pm
Location: Sapperton Pensioners Hall, 318 Keary Street, New Westminster.
Urban Academy is proposing a modern, purpose‐built urban school for the 100
Braid St site. The presentation provides more information on the residential tower development,
school, traffic and parking, as well the community benefits that the school would provide to the
residents of Sapperton and New Westminster through access to Urban Academy school amenities
available in this school project.
7
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See application at
http://www.newwestcity.ca/council_minutes/0118_16/Public_Meeting_CityCouncil
‐RegularMeeting_REG‐1.2016.pdf
‐‐‐‐‐‐ Forwarded Message
From: Catherine Rockandel
Date: Thu, 11 Feb 2016 14:30:18 ‐0800
To: McBride/Sapperton RA <mcbridesappertonra@gmail.com>
Conversation: Urban Academy Rezoning Application Meeting Notification
Subject: Urban Academy Rezoning Application Meeting Notification
Hi Catherine
Here is the one pager to distribute to the members on the upcoming Public Meeting and Open House
and some text that also might be helpful for your email. Let me know if you have any questions.
Thank you, Catherine
Hello,
Mark your calendars and don't miss the Wednesday, February 17th Neighbourhood Meeting on the
Urban Academy Rezoning Application for 100 Braid Street. Presentation starts at 7pm sharp so arrive
at 6:45pm at the Sapperton Pensioners Hall, 318 Keary Street.
An Open House is also scheduled for Saturday, March 5th from 11am ‐ 4pm at the Knox Presbyterian
Church, 403 E Columbia Street. This informal drop in event is an opportunity to speak one‐on‐one the
Urban Academy team and learn more about the rezoning application.
‐‐‐‐‐‐ Forwarded Message
From: Catherine Rockandel
Date: Wed, 20 Jan 2016 11:10:50 ‐0800
To: McBride/Sapperton RA <mcbridesappertonra@gmail.com>
Conversation: UA Rezoning Letter for distribution to MSRA members
Subject: UA Rezoning Letter for distribution to MSRA members
Hi Catherine
Here is the electronic version of the one pager that Evan provided last night. We appreciate you
distributing it to members.
Please let me know if you have any questions.
Thank you, Catherine
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d. McBride Sapperton Residents Hand Delivered Letters
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e. McBride Sapperton Businesses Hand Delivered Letters
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f. Project Description Flyer Distributed by Email to MSRP, Community Event Listings, Twitter
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g. Open House Flyer Delivered by Email and Attached to Blog/Event Listing Sites
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h. Tenth to the Fraser Event Listing Notifications
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i. New West Record Advertising
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j. Media Coverage

16

Urban Academy Public Engagement Report
March 14, 2016

17

Urban Academy Public Engagement Report
March 14, 2016

18

Urban Academy Public Engagement Report
March 14, 2016

k. Input from February 17, 2016 Public Meeting
ROCKANDEL&ASSOCIATES
Building Success Through Process Facilitation
Organizational & Community Engagement
Partnership Planning

PUBLIC MEETING REPORT
To:

Rupinder Basi, Senior Development Planner, City of New Westminster
Cheryle Beaumont, Head of School, Urban Academy
Evan Allegretto, Director of Development, Wesgroup Properties

From: Catherine Rockandel, IAF Certified Professional Facilitator, Rockandel & Associates
Re:

Urban Academy 100 Braid Street Rezoning/OCP Public Meeting Summary

Date: March 1, 2016
Event Date:
Time:
Location:
Attendees:

Wednesday, February 17, 2016
7:00 PM – 9:00 PM
Sapperton Pensioners Hall, 318 Keary Street, New Westminster
Fifty‐five (55) members of the public

Notification
Flyer Invitation
Canada Post delivered postcard invitations to 2,225 homes in the Sapperton area.
Newspaper Advertisement
One (1) advertisement was placed in the New Westminster Record on February 11, 2016
Other Notification
• McBride Sapperton Residents Association email invitations and background information
• Sapperton Business Association email invitations and background information
• Postcards in local cafes and on bulletin boards
• Tenth to the Fraser online events page
• Twitter event information sharing through networks
In addition, the following project team members, and City of New Westminster staff and Councilor
were in attendance.
City of New Westminister
Rupinder Basi, Senior Development Planner
Mary Trentadue, Councilor
Project Team: Urban Academy
Cheryle Beaumont, Head of School
Kerri Crowley, Admissions Officer
Carmen Grant, Board Member
Abi Shu, Board Member
Jeremy Poole, Board Member
Sarah Cepeliauskaus, Board Member
19

Urban Academy Public Engagement Report
March 14, 2016

Evan Allegretto, Wesgroup Properties
Ryan Sekhon, Wesgroup Properties
Project Consultants
Andrew Rozen, HCMA Architecture
Karen Marler, HCMA Architecture
Paul Grant, Grant Architecture
Norm Laube, Laubenfels Investments
Oriana White, Grant Architecture Studio
Autumn Sweet, Grant Architecture Studio
Facilitator
Catherine Rockandel, Rockandel & Associates
PRESENTATION SUMMARY
A presentation by Evan Allegretto, Director of Development, Wesgroup and Cheryle Beaumont, Head
of School reviewed Urban Academy’s Official Community Plan (OCP) Amendment and Rezoning
Application for the purposes of facilitating the development of a 60,000 sf (4‐6 stories) school and
195,000 sf (20 stories tall) of residential density at 100 Braid Street.
PUBLIC COMMENT: Q & A (Index: Q: Questions C: Comment A: Answers)
Following the presentation the public in attendance asked questions and commented on the proposal.
The meeting focused on parking, traffic particularly given the development of Sapperton Green, and
concerns of local businesses and the arts community in relation to the existing 100 Braid Street space.
Q1

How important is this school for your huge tower development?

A1

We are down zoning the school portion of land. We are taking density off the table. Without
the tower, we cannot downzone the school portion of land.

Q2

Could you do the development without the school?

A2

We could do the development without the school but we wouldn’t need as much density.
Because we are devaluing the land it is kind of a trade off. We need more tower height to
finance the school.

Q3

The school is essential for your development, is that not true?

A3

It is not essential but it is a key factor to it. If the school wasn’t here, I don’t think counsel
would be too supportive of the application.

Q4

There is plenty of land near some wonderful parks. Have you explored purchasing some of
those lots for the school that are not on such busy streets?

A4

Urban Academy has spent a long time looking and this is not our first application. We were the
ones who approached Wesgroup in terms of being able to afford property.

Q5

There is not a park within blocks and there are some dangerous roads. What are you going to
do with these kids?
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A5

We don’t have enough capacity right now and frequently schools don’t. We have the same
agreement for all parks in New Westminster that the other schools do and we do use them.
We do use other community facilities as well. The school space will actually have more space
for students than we do right now.

Q6

That school is four stories high and you are allowed eighty‐five feet. You are bouncing densities
around and putting it on the thing. This is a private school right? Is any public money going
towards the building of this school?

A6

No private schools have to build their own schools

Q7

Are you the same people that asked for a permit up by city hall?

A7

We had an application

Q8

Wouldn’t you be better off having citizen support for your school? It shouldn’t block people’s
views. You showed all this parking for the school but I can’t see it in that picture.

A8

All the parking is under ground and onsite.

Q9

They (Sapperton Green) are going to develop and you are right on the corner of Braid and
Brunette. There was someone killed there last week because of the traffic. How are you going
to get people onto Brunette?

A9

Part of the rezoning looked at traffic. We don’t manage that; the city is doing the approved
design. That intersection (Braid & Rousseau) is going to change.

Q10

If you are going to do what you are going to do, you are going to have to make Braid four lanes
and put an interchange at Brunette so that things flow into. How many parking units are in this
thing?

A10

There will be over 300 parking stalls. Residential will be 1.2 stalls per unit and the school will
have about 50 stalls

Q11

What grades do you cover in your school

A11

Junior‐kindergarten (JK) to grade 12

Q12

Do you have a mandate in place for people to be able to utilize the facilities?

A12

We have not built the school yet so we don’t have a mandate at this time. It will be a part of
the rezoning. For us to get the approvals, the user agreement has to be completed with the city
before the May/June. There will be framework for what this will look like

Q13

My understanding is that the residential part of the construction is not set to start until later
on, is that true?

A13

We are not looking to do it anytime soon. Ideally we would like to get the rezoning and then sit
on it until we feel the market is right. Right now it is years away.

Q14

As a part of the rezoning, did I hear you say that the density and massing would be
incorporated in the rezoning at the time of rezoning?

A14

The height and floor plates and all those kinds of rules will be incorporated when we do the
development permit, we can’t go beyond that.
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Q15

You are going to build the school for 450 students many being very young students that will be
dropped off by parents. What kind of traffic mitigation strategies are going to be put in place
by the city? How are you going to handle traffic flow and parking for events such as Christmas
concerts? When the parking lot is full, how are you going to prevent people from parking in the
neighbourhood?

A15

We are working with the city right now to put in a traffic mitigation piece at the lane to prevent
people from coming through the neighbourhood and forcing them to go through the
intersection. All traffic will be directed into the lane and not the neighbourhood. It will also
prevent people from going into the lane from the neighbourhood. We have over 50 parking
stalls specifically for school. We have to have .2 visitor stalls for every residential unit, this
would equate to about 50 visitor stalls
In addition our school has staggered times for different grades so people are not arriving and
leaving at the same time.

Q16

You mentioned your timeline is very long term and you are not sure what is going to happen in
the preliminary. Once you have changed the parking lot what are you intending on doing with
the preliminary buildings?

A16

The access in the lane will always be retained so during construction and after completion of
the School, this will always have access to the parking

C17

We have a business on the right side of the building there and I count about 40 spots. Right
now we can fit 50 spots in our lot. We are just getting ready to open and you guys are cutting
us down to say 15 at the most

C18

I don’t see any overhead pedestrian across from the development to the sky train facility. This
is going to have to be a must because there will be a lot of foot traffic

A18

We are looking at improving pedestrian safety but we have not looked at doing a pedestrian
walk overhead

C19

Up to a year ago, last November, the city’s master traffic plan did not have anything for
Sapperton Green in their plan. How can we sit here and dissect the traffic when we don’t know
what the city is going to do? Without that information you are trying to hit a moving target.

A19

The city is looking at that right now as a part of this rezoning. This will be an addition onto the
city’s master traffic plan.
It is part of the Sapperton Green development traffic analysis and part of the rezoning
application. It is a work on progress

Q20

Who are the financial backers behind Urban Academy?

A20

The school has to pay for itself. The parents pay tuition and over time they save money and
invest in the school. We will be taking out a loan that looks like a pretty traditional mortgage to
build the school

Q21

What hours are you dropping off at?
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A21

The first kids to daycare are at 7 am and will trickle through until about 9 am. Pick up starts at
about 3 pm and continues on until about 6 pm. Kids are not all released at the same time, nor
do they go in and out of care at the same time

Q22

At 3 pm traffic can already be backed up and now you are asking for about 250 kids at this time
up to 450 in the years to come. Rush hour traffic will be only one way. In regards to the lane,
right now you are pointing everything to the right of the exit. What will happen to the lane way
that goes to the south?

A22

This rezoning is the beginning of the process, the traffic details become more defined before
permits. The city will provide a report that says if it works or not and that is what council
replies on. At the development permit stage, that is completed and that will dictate if it moves
on or not

Q23

In this picture, is parking at 250 stage or 450?

A23

Right now it is up to 450 stage and that is the maximum it will get to ever. The parking will not
be reserved for school or youth only. People coming to the property in non‐peak hours can use
it for free. The only reserved parking will be staff parking

Q24

There is minimum 45 parking spots in that lot right now on the right side and there is absolutely
no way you can accommodate that with this plan here. Do we basically just get them taken
away from us?

A24

We can get into that separately. The parking issue is more about how we will deal with our
tenants and we will try to work with others

Q25

The lane is very narrow coming in and out and we have our customers coming and going and
they have their customers coming and going. Then add 450 people coming in and out twice a
day, and all the construction. How is that supposed to function? There is no way that that can
possibly happen without altercations.

A25

Part of the traffic study is looking at the width of the lanes. Likely the lane is getting much
bigger and wider, that is all part of the process. We follow the engineer’s reports, they tell us
what we need to do and we will do it. Right now there are actually three lanes here and it is
almost a typical street width or wider. These comments are really good for us because we need
to know what is important. I have to say that by all means this is not the final product. I hear
you and we will work with you and work through the process together

Q26

Has this property been bought?

A26

No, we have it under contract, it is an accepted offer with subject removal of our choice in May.
It is not financing, it is our choice. Part of this process helps us figure out what we will do
moving forward

Q27

So you are buying the whole piece of property?

A27

The plan is to buy the whole piece of property and then sub divide it and sell a portion of it to
the school. We would sell the land to the school and the school is providing their own financing
to build it

Q28

Is the school hiring you to build it?
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A28

No, not now

Q29

Do you have an offer on the whole Rousseau triangle?

A29

No, we owned a portion of it but sold it years ago. We do not have any other offers on any
other properties in this area

Q30

You are not building the school for them so that you can get the high‐rise built?

A30

No, they are building it themselves right now. We are getting the zoning and will be sitting on it
for at least the medium term

C31

With the influx of people here in this corner a good traffic plan needs to happen

A31

We hear you and it is a big issue and is a part of what we are working on with the city. We need
to come to the public to provide a solution or it is unlikely that something like this would get
approved

Q32

So the current height you are allowed is 6 stories, 85 feet. How high will the school be?

A35

4‐6 stories but less than 85 feet

Q36

So you are planning on transferring that feet over to the adjacent property where you want to
build the apartment building, wouldn’t that be enough?

A36

It is actually pretty close. The density stuff isn’t kind of relevant here. What you could build on
site now, in the current zoning, is slightly less than what the total density would be on this
property currently

Q37

One thing is that I have not heard anything about heritage because the building is quite old.
Another thing is that there seems to be a lot of people in the area surprised about this. Has any
public consultation been done between pre application and this time? Have you talked to the
residents on Rousseau Street, have you talked to any of the current tenants of the 100 Braid
Street buildings?

A37

This is really the starting point for community engagement and where we kind of fish out any of
the issues, work on them, and then ultimately come back again. We will be talking to more and
more people as the process goes along, this is not the only engagement that is going to happen.
It is an evolving process

Q38

I am curious, just coming to the community and the existing tenants that operate studios that
contribute to the community and offer community services and the new businesses there. I am
wondering if you guys have looked at that?

A38

We are in a tricky situation because we don’t own the land. By contract, we are not allowed to
talk to the tenants formally. We are talking today because it is part of the rezoning process. We
cannot go in and look at tenancy agreements or the details that give security. To speak about
heritage, we did do a heritage assessment. The heritage consultant did say that there is
heritage value to the land but the building itself did not have heritage merits on the exterior.
There will be a heritage component into the development application

Q39

I am curious about the existing buildings that are cut off in the slide image. Are they being
removed?
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A39

No, they will be retained

Q40

You were offering to the community some square footage. 2,000 square feet seems small.
What is the gallery right now?

A40

The 100 Braid Street galleries are currently +/‐5,500

Q41

How can you offer such a small space? We have waited years in this community to have these
studios in place and they are an important part of our community and you want to destroy it?

A41

This is the feedback we are looking for. If additional gallery space is something that is really
important to the neighbourhood, we will look at adding it. Like I said, this is not set in stone.
We are trying to get as much feedback as possible so we can come back to you before we make
these changes

Q42

Down Rousseau, if you are going to block that off, further down the road you have a big taxicab
company and more significant, there is an ambulance station there. They need access and this
is their quick access. If you block this off, ambulances now have to go through neighbourhood
streets, that slows down there response time.

A42

That is all part of the process and plan

Q43

Braid and Brunette is a serious intersection, while they are doing all that stuff on Front Street, I
already notice the impact that that is having on the traffic on Braid Street. You are going to
impact the traffic in both directions, especially if they are building those huge towers right
across the street from you

A43

Traffic is a big deal with New West in general. We will be looking at this during the process and
we will be coming to the community with a traffic strategy solution. If it is approved, Urban
Academy will have a continuous traffic management plan. This is just the beginning and it will
get more and more detailed to a point where we try to satisfy as many people as possible

Q44

Can you tell me if the existing studios owned or run by the city? Do they have long term leases?

A44

They are private businesses and renting from the current owners and ultimately us. I don’t
know the details of the leases of the top of my head. That kind of stuff we would kind of deal
with the tenants ourselves.

Q45

I am assuming any new space would not be privately owned by the current owner of the
studios? It would be leased to the city and then offered to the artists within the community to
use at a reduced rate?

A45

Yes, or the same provider. Leasing to the city and having them manage it is easier for the
community’s benefit

Q46

The traffic light you put in will be much like the one at Richardson, you have to get out of the
car and push the button. They should just have had a four way light. You mentioned a study is
being done, who is paying for the study?

A46

We do one for our site and the City does one for the broader area

Q47

Will this permit hinge on the results of this study or will they get the permit before the study is
done?
25

Urban Academy Public Engagement Report
March 14, 2016

A47

That would get passed first, that would take way longer

C48

You are applying for 20 stories now, are you going to do the same thing once you get the 20
stories in? In this application are they going to keep coming back for more height?

Q49

I think a pedestrian bridge across Braid would be good. Is there a plan for the Urban Academy
to work with the existing artists in the space?

A49

Yes, this is in discussion

Q50

Is the school going to be built before the underground parking?

A50

Parking will be available underground once the school is operational. Some drop off will be
underground and some will be over here and staff will be over here

Q51

Do you have a rough idea of how long it will take to build the school?

A51

If the first process is successful then we would be in a permitting process that takes a number
of months, the better part of a year. Then school construction is a good year to year and a half
approximately

Q52

Not only do I think this is going to add a lot of traffic, I think it is going to take away a
community that means very much to us. We fought for a long time to have an art studio and
music studio nearby. What are you offering in return? It looks like 2,000 square feet of perhaps
public space to use. How do you think this would be a benefit to the community?

A52

This is all good to hear that the gallery space may not be big enough. One of the big benefits is
that there is a big lack of community space in the neighbourhood and the school is going to be
able to provide that. The school has business hours and after that they are not necessarily using
the space. This is a big condition of the rezoning. It is an agreement that we have put on title
that outlines the rules that the school needs to follow. If the school doesn’t follow the rules, the
city doesn’t have to give business licenses and that stops their business

Q53

The school is coming into largely a blue‐collar neighbourhood not a white collar. I hope there
will be spaces for local kids and not just rich kids. I am concerned about the level of density in
terms of the residential portion over 8 blocks with a 20 storey tower and 20 town homes and
more, which is a lot. Are people actually going to be happy living in such a tight community? Is
there going to be any interaction with the rest of the neighbourhood?

A53

It’s a tough question. Multi‐family housing is the future and how they connect with the school
will be a big connection piece. How that actually works long term is hard to respond to at this
time. If you have comments on density that is something you need to let staff know. This site is
separate from the OCP that is happening for the whole neighbourhood. That is also intended to
integrate the community more and add different forms of housing into the community.
Urban Academy have about 45% of its students coming from New West and many of them
come from Sapperton. We have a broad and diverse range of families at the school with. Come
to our open house on March 5th and get to know us.

Q54

Are the two sites zoned the same?
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A54

I think it would be two separate zones, institutional and residential. One option for rezoning
application is to do a comprehensive development zone and the other is to do two separate
zones

Q55

It is my understanding that we are here tonight to talk about the request to rezone this land. Is
it from industrial commercial?

A55

It is light industrial zoning M1, institutional or residential is not encompassed in the current use

C56

My concern is that we are going to loose mixed‐use industrial zoning. Is Sapperton Green going
to be pretty much entirely residential?

A56

The Sapperton Green development is comprehensive and will have office space, commercial as
well as residential

C57

There are currently six businesses on the site right now. The economic spin off from these
businesses is very significant. I hope people understand the current economics that we have in
this space. Does the city have any plans to look at the economics of what currently exists and
what the school will bring to this location? How will this affect tourism and restaurants and
other businesses in our community?

Q58

Who will own the school land?

A58

The school is a not for profit society run by a board of directors. The land will be split 1/3 and
2/3

Q59

Could you build school and commercial on this site instead of residential?

A59

We could but I don’t think the price that we have the contract under, we wouldn’t be able to
pay for the land. You would probably dislike commercial option because to get any value out of
the land there would have to be a lot of commercial and the traffic issues would be way worse
from my experience

C60

You mentioned you would build the tower down the road. The market has never been hotter
than it is right now and I could foresee see your company building now to get a leg up on
Sapperton Green. There is no guarantee that you will be in 5‐10 years.

A60

It is actually better for us to wait until Sapperton Green is built because they have a ton of
amenities across the street. It is hard to sell to homes when amenities are 10 ‐15 years away

C61

I don’t believe that with all the development going on that the traffic issue will ever be resolved

Q62

How many people will the high rise bring in and what percentage will be family friendly and
three bedrooms? Because of the noise in the area, how will you make it attractive for families
to want to live there? How does the field on top of the school work?

A62

It is just colored green in the picture and it is not a field on top of the building. Ultimately down
the road it could be a play space for kids.
The city has a family housing policy now so we have to follow that. To speak to the noise, we do
an acoustical study and engineers tell us if we need to do triple phase glass and what wall
thicknesses are needed and we follow that. This is something that we do on every project.
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C63

As a seasoned artist that rents space at 100 Braid Street, I would like to make a comment about
your 2,000 square foot gallery space. It has been my experience that gallery space is not the
same as studio space and neither is a city run centre the same as artist run centres. I want to
make that clarification quite clear. I feel if the city is going to run gallery space in this space it
will be another white elephant similar to what you have at Anvil Centre, which is not being
developed the way they had hoped for their studio spaces. I would like to suggest that the city
consider a viable art centre that is artist run in town somewhere. In other areas artists have run
the spaces and if they don’t do well the city takes them back

A63

We kind of have the same idea and would like an artist provider to manage. We would lease to
the city and hopefully the city leases it back because it then becomes more efficient. I don’t
know the difference between studio and gallery space

C64

Studio space is dirty and gallery space is clean. Studio is where that artist create their work and
the gallery is where they show it off

Q65

What do the artists do during the construction period if they are intending on moving back into
the artist space?

A65

That is something that has to get worked out, not something I have a solution for right now

Q66

With Translink’s proposal to extend United Boulevard from the crossing at Brunette to the
intersection at Braid and Brunette and the railroad that goes with it, what impact would that
have on your development?

A66

We haven’t studied that at this point. If staff think that is a viable option moving forward then
we will study that.

Q67

Is Urban Academy planning to offer work experience for students with artists?

A67

We are not big enough or mature enough as a school to have students in a program like that
yet but that day will come

C68

At first you said students are coming from all over to attend, then you said 45% are from the
immediate community. I just keeping thinking that of all the locations possible, I can’t think of a
worse one for kids and why is there a need to be so close to the Skytrain if we have 45% coming
from New Westminster. There is space near some fantastic parks that you could build on. It is
confusing to me.

A68

We have spent a long time looking and there isn’t a lot of space and they are certainly not
affordable. Most of our current students take transit to come to school. This would certainly
help young families manage the commute

Q69

Is the purple temporary parking?

A69

Yes it is temporary parking and then goes underground when the residential gets built. The
temporary parking just moves under ground

Q70

How can you plan, what is the height of the buildings across the street? They are obviously
lower by the picture

A70

They are basically higher than us with the highest one
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Q71

Why are you going so high near the river instead of increasing your height as you go up the hill?

A71

It is an OCP thing. The skinny towers retain as much view as possible. There is a desire to have
shorter buildings at East Columbia because it is a pedestrian corridor

C72

New Westminster is the centre of Vancouver and was intended to be the capital of the city. It is
going to be the most dense part of the city. This whole town is going to be towers like the west
end of the city. Maybe not in our lifetime but it is coming

C73

My husband and I moved to New West because of the heritage there. I hope that it will be
show cased with whatever is built. As the six businesses there, we deal every day with the
traffic there. The demand for parking is very high. We have been approached by the ambulance
and taxicabs asking if we would sell them parking space. The demand of parking in that triangle
is extremely high already. I want the city to know that and that I have real concerns about the
parking and traffic. I can’t hold classes after school because parents are backed up in traffic and
can’t get there

Q74

As a non‐profit society will you receive preferential tax treatment and will you have to pay
property tax to the city?

A74

It is not about being a non‐profit it is about being a school and schools both public and private
do not pay taxes

C75

When you do get to the planning stages I want to stress a pedestrian overpass over Braid Street
as it is really dangerous

Comment Cards Received on February 17th 2016
R1:

Please reconsider this location. This is the worst possible location for a plan like this. Not only
will it add to the already congested traffic it will also have a negative impact on a well‐loved
community like 100 Braid Studios

R2:

The rezoning of 100 Braid Street will not work. I think it is crucial that the representatives who
plan in building the school participate in the 6 businesses in that area including Up Down Dog
Events hosted at 100 Braid Street Studies, Laser Tag etc. Being someone that is very often at
100 Braid Street Studios it is a place where it is a nightmare to get to during peak traffic time.
When events are hosted even I cannot be there because there is no parking. This cannot follow
through.

R3:

School is okay. Tower is too tall. Too much traffic already. Fear for children’s life. Encourage
school to incorporate art space for existing arts people until school nears full capacity. Should
be a pedestrian overpass over Braid.

R4:

The school would create too much traffic for Queens Park neighbourhood (that application was
turned down) but this project with a tower and other homes is not too much traffic for this
site? I can approve the school on this site, not the big tower (there is no guarantee once zoning
is changed what Wesgroup will do). Sapperton Green is going to be a huge development with
towers (several) from what I have seen.
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l. Summary from March 5, 2016 Open House
On Saturday, March 5, 2016 an Open House was held from 11:00am – 4:00pm at the Knox Presbyterian
Church, 403 E Columbia Street, New Westminster. Ninety‐Seven (97) members of the public attended
the Open House in addition to the Urban Academy team and consultants.
Public Input Summary
There appeared to be two kinds of responses from Sapperton residents, those who were genuinely
interested in the school and wanted to look at it and discuss it and‐ those who were fine with the
school but only wanted to talk about the traffic (and or the tower).
There was no negativity about a private school but there were concerns and feelings about why there
are not public schools being built, especially a high school. There seemed to b a high level of
awareness of the previous application. They key concerns included:
Tower: a small number talked about the tower‐one member of the public thought that the tower was
24 stories, which was corrected. There was one couple who said the community had been part of
"pushing" back the tallest towers in Sapperton Green development to the far back side of the
development and now this tower would be right up front by Braid and Columbia.
School Pickup and Drop‐off: The additional traffic the school will generate in the area overall was the
issue. Others thought the idea of a longer interim period with the surface parking available made
sense.
Tenants: There is low awareness that the Art Studio and businesses to the east of Urban Academy will
remain standing for the foreseeable future.
Traffic: This was the main topic‐and not school traffic per se, including:
• The traffic at present is bad and the City has done nothing to improve things. Several
comments included: “They say they will but they do not.”
• The school will add to traffic as will the development
• The possibility of traffic cutting through the neighbourhood streets and volume on Braid St are
the biggest issues
• Residents Association members in attendance were convinced that the development would be
stymied in any of the traffic calming suggestions by the ambulance service needs in the area.
Community Use of School Facilities: There was interest and appreciation of the ideas put forward to
date but a few that self identified as part of the Residents Association did not see this as trumping their
traffic problems
Comment Card Received on March 5th, 2016
R1:
In terms of the proposal to move the school to 100 Braid, our primary objection stems from the
inevitable increase in traffic to the neighbourhood this will bring. I have no objections philosophically
to this school being our neighbourhood. However, to claim that ALL parents will fight the Braid Street
traffic and park in the schools parking lots is either fantasy‐like dreaming or willful ignorance. Having
lived in this neighbourhood for twenty years, I live the traffic nightmare reality here on a daily basis. I
know that Braid is congested in the morning and afternoon rush hour. As a parent of three kids myself ,
30

Urban Academy Public Engagement Report
March 14, 2016

all of whom have attended St Michael’s Elementary at Holmes and 10th Avenue, I know that unless
parents live within walking distance of the school, MOST will drive to drop off and pick up. If you have
dozens more cars coming down Braid to Rousseau twice a day, they will get frustrated and try to
shortcut through our neighbourhood instead, specifically down Sherbrook or Major, and down Kelly,
Fader or Garrett. We already have hundreds of cars ratracing through our area between 3‐6pm each
day fighting to get to Braid. With your project it is inevitable that your parents will add to that number.
The proposed “diverter on Rousseau won’t work to block all traffic and may not be allowed due to the
BC Ambulance depot on Rousseau. Re: parking, you have allotted 25 staff parking and less than 40
sports for parents/visitors. St Michael’s School, which draws from a similar demographic as yours, has
at least 90 parking spots and each one is full in the morning and after school with some parents parking
on the street as well. Therefore on the basis of the increased traffic and parking issues this project will
bring to an already overburdened area, we object to this project.

31

Urban Academy Public Engagement Report
March 14, 2016

m. Storify Social Media Report
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1. Introduction
Urban Academy has applied for an OCP Amendment and Rezoning Application for the purposes
of facilitating the development of a 60,000sf school and 202,500sf of residential density at 100
Braid Street. The site is located in the northeast area of the City of New Westminster within
the Sapperton neighbourhood. Other developments in the area include the adjacent Bentall
Kennedy Sapperton Green project, the Royal Columbian Hospital expansion, and the Brewery
District.

Previous Engagement Event Details
Event #1
Wednesday, February 17, 2016
Time 7:00 PM – 9:00 PM
Location:
Sapperton Pensioners Hall, 318 Keary Street, New Westminster
Attendees Fifty---five (55) members of the public.
Event #2
Saturday, March 5, 2016---03---08
Time 11:00am – 4:00pm
Location
Knox Presbyterian Church, 403 E Columbia Street, New Westminster
Attendees Ninety---Seven (97) members of the public.

Consultation Objectives
•
•

To create face---to---face opportunities for meaningful conversations with parties interested
and or impacted by the project to build understanding about the proposal.
To gather public input on issues and concerns and report on what was heard from the
public meetings and open houses to the City of New Westminster.

Communication Objectives
•

To build awareness and attendance for the Public Meeting and Open House events. The
communication messaging was targeted at relationship building to introduce the potential
new neighbor “Urban Academy” and to invite neighbours to learn more about the proposal.

2. Engagement Approach and Methodology
Engagement Notification Methods
A variety of engagement notification methods were used including:
Flyer Invitation
Canada Post delivered postcard invitations to 2,225 homes in the Sapperton area promoting April
5th, 2016 Public Meeting
Newspaper Advertisement
One (1) advertisement was placed in the New Westminster Record on March 30th, 2016 promoting
April 5th, 2016 Public Meeting
Other Notification:
• Attended the March 22nd, 2016 McBride Sapperton Residents Association and hand delivered
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•
•
•

invitations and background information regarding the April 5th, 2016 meeting.
Sapperton Business Association email invitations and background information
Couriered invitations to all tenant at 100 Braid Street
Twitter event information sharing through networks for Public Meeting and Open House

Engagement Event Details
Event #3
Time
Location:
Purpose:

Upcoming Open House --- Tuesday, April 5, 2016
7:00 PM – 9:00 PM
Sapperton Pensioners Hall, 318 Keary Street, New Westminster
For public to view final rezoning submission

3. Community Input: What we heard
The purpose of the Open house was to give the community a chance to view the final rezoning and
OCP amendment submission as well as ask the applicant any questions. Poster boards were
presented (see appendix for all poster boards).
There were 30 people that attended. The majority of the people were residents in the
neighbourhood. Below summarizes the feedback we heard:
•
•
•
•
•
•

Increased traffic due to the school in the neighbourhood was a concern
Neighbourhood/Artist community happy with increased studio/gallery space
• Artist concerned with lack of natural light
Parking plan supportive by current tenants
Little concern with building densities and height
Impact of the proposed tower on view corridors
Interest in Rousseau Triangle future plan

Only two members of the MSRA came to the open house.
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4. Appendix
a. Notification: Postcard
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b. Poster Boards
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c. Engagement Photos
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Attachment 8
Responses received in regards to
Section 475 and 476
Consultation for OCP
Amendment

CouitIam
April 7, 2016
Our File: 01-0470-20/C20/2016-1
Doc 4*: 2226099

Beverly Grieve
Director of Development Services
City of New Westminster
511 Royal Avenue

New Westminster BC V3L 1H9
Dear Ms. Grieve:
Re:

Proposed Official Community Plan Amendment Application for 100 Braid Street

Thank you for the opportunity to comment on the proposed OCP amendment for a mixed-use
redevelopment at 100 Braid Street, involving a school and residential high-rise.
Coquitlam staff have reviewed the proposed application in the context of comments
provided to New Westminster by Coquitlam Council in July 2014, regarding the Sapperton
Green OCP Amendment, its adjacency to the Brunette Interchange and the planned
redevelopment of this interchange.
Though the size of the proposed OCP Amendment at 100 Braid Street (1.7 acres) is smaller
than Sapperton Green (38 Acres), it is located near a key point in the transportation network
that provides access to the Brunette Interchange, Braid SkyTrain station, Royal Columbian
Hospital, the future Sapperton Green site (including connectivity to Coquitlam’s Crane Site)
and regional/provincial goods movement corridors.
Based on this Coquitlam staff reiterate that Coquitlam Council’s concerns regarding
Sapperton Green, including the potential for increased traffic congestion and negative
impacts to the operation of the Brunette Interchange, be taken into account in considering
the 100 Braid Street application. Should New Westminster Council approve this application,
staff also suggest that specific site and access design and related transportation
improvements be undertaken in a manner that considers the redevelopment of the Brunette
Interchange and connecting road infrastructure, and does not hinder other future necessary
major road network improvements and alignments.

Cfty of Coquiharn
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Additionally, Coquitlam staff suggest that access to properties in this area be designed in a
way that local traffic generated from 100 Braid Street and Sapperton Green do not need to
use Coquitlam’s local road network to access Highway #1.
Thank you again for the opportunity to comment and we look forward to continuing to work
collaboratively with New Westminster on inter-municipal transportation and development
items, including the Brunette Interchange redevelopment project. If you have any questions
or would like to discuss this further, please contact Carl Johannsen, Manager of Community
Planning at 604-927-3403.
Yours truly,

J.L Mcintyre, MCIP, RPP
General Manager Planning and Development
U/ms
c

-

Coquitlam Council
Peter Steblin, City Manager
John DuMont, Deputy City Manager
Jay Gilbert, City Clerk
Jozsef Dioszeghy, General Manager Engineering and Public Works
Carl Johannsen, Manager Community Planning

FNe #: O1-O47O1O/C2O!1O16 1

Dac

;

2226099.V2

DEVELOPMENT APPROVALS
GENERAL COMMUNICATION
Your File #: OCP00014 and
REZ00125
eDAS File #: 2016-01167
Date: Mar/22/2016
City of New Westminster
511 Royal Avenue
New Westminster, British Columbia V3L 1H9

Attention: Rupinder Basi - Senior Planner
Re:

Proposed Official Community Plan Approval Application for:
100 Braid Street, New Westminster

The Ministry of Transportation and Infrastructure has no concerns assuming that the
current preferred option from the Brunette Interchange Planning Study is adopted in the
future.
Other interchange options from the study could be significantly impacted by the
proposed development as a result of the OCP amendment.
If you have any questions please feel free to call Daniel Johnson at (604) 313-2525.
Yours truly,

Daniel Johnson
Area Development & Operations Technician
Daniel.Johnson@gov.bc.ca

Local District Address
Lower Mainland District

H1160-eDAS (2009/02)

310-1500 Woolridge Street
Coquitlam, BC V3K 0B8
Canada
Phone: (604) 527-2221 Fax: (604) 527-2222

Page 1 of 1

Attachment 9
Transportation Study
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Dear M Allegretto:

Re:

100 Braid Street, New Westminster
Transportation Study

Based on the comments provided by City of New Westminster staff, Bunt & Associates Engineering Ltd.
(Bunt) has revised the Transportation Study for the proposed project at 100 Braid Street, New Westminster,
BC. The attached report provides a summary of our traffic and parking assessment for the proposed
project. This report documents the estimated number of vehicular, bicycle, and transit trips from the
proposed development, and the anticipated effect of the development traffic on the adjacent street
system.
I trust that the information provided in this report will be of assistance to you and your team as the
development process with the City continues.

Yours truly,
Bunt & Associates

Thea Wilson, MRTPI, M.Sc.

Domingo “Niño” Maclang, P.Eng., PE

Transportation Analyst

Senior Transportation Engineer

100 Braid Street | Transportation Study | March 30th 2016
S:\PROJECTS\DM\4418-37 100 Braid St. Parking & TA\5.0 Deliverables\6.3 Final Report\20160303_4418-37_Draft_report_v04.docx

THIS PAGE LEFT INTENTIONALLY BLANK

CORPORATE AUTHORIZATION
Prepared By:

Thea Wilson

Bunt & Associates Engineering (BC) Ltd.

Transportation Analyst

1550-1050 West Pender Street
Vancouver, BC V6E 3S7
Canada

Reviewed By:

Approved By:

Domingo Maclang

Telephone:

+1 604 685 6427

Senior Transportation Engineer

Facsimile:

+1 604 685 6579

Date:

2016-03-30

Project No.

4418-37

Status:

Draft

FINAL ONLY

Engineer’s Stamp
This document was prepared by Bunt & Associates for the benefit of the Client to whom it is addressed. The copyright and ownership of the report
rests with Bunt & Associates. The information and data in the report reflects Bunt & Associates’ best professional judgment in light of the
knowledge and information available to Bunt & Associates at the time of preparation. Except as required by law, this report and the information
and data contained are to be treated as confidential and may be used and relied upon only by the client, its officers and employees. Any use which
a third party makes of this report, or any reliance on or decisions made based on it, are the responsibilities of such third parties. Bunt & Associates
accepts no responsibility for damages, if any, suffered by any third party as a result of decisions made or actions based on this report

100 Braid Street | Transportation Study | March 30th, 2016
S:\PROJECTS\DM\4418-37 100 Braid St. Parking & TA\5.0 Deliverables\6.3 Final Report\20160303_4418-37_Draft_report_v04.docx

THIS PAGE LEFT INTENTIONALLY BLANK

TABLE OF CONTENTS
1.

2.

INTRODUCTION .................................................................................................... 1
1.1

Purpose and Study Scope ..................................................................................................................... 1

1.2

Study Area............................................................................................................................................ 3

EXISTING CONDITIONS ......................................................................................... 5
2.1

Study Area Roadways ........................................................................................................................... 5

2.2

Peak Hour Traffic Volumes ................................................................................................................... 6

2.3

Intersection Analysis .......................................................................................................................... 10

2.4

2.5

2.3.1

Volume-to-Capacity (V/C) Ratio.............................................................................................. 10

2.3.2

Delay and Levels of Service (LOS) Thresholds......................................................................... 10

2.3.3

Intersection Performance ....................................................................................................... 11

Existing Transit Services..................................................................................................................... 12
2.4.1

Bus Transit Service ................................................................................................................ 12

2.4.2

Bus Transit Infrastructure ...................................................................................................... 13

2.4.3

Deficiencies in Bus Infrastructure & Service ........................................................................... 13

Bicycle Network/ Adjacent Greenways ................................................................................................ 15
2.5.1

3.

PROPOSED DEVELOPMENT .................................................................................. 17
3.1

Development Plan .............................................................................................................................. 17

3.2

Off-Street Parking Supply ................................................................................................................... 17

3.3

School Pick-Up/Drop-Off Short Term Parking ...................................................................................... 18

3.4

3.3.1

Regular Junior School Hours .................................................................................................. 18

3.3.2

Regular Senior School Hours .................................................................................................. 18

3.3.3

Rousseau Street: On-Street Parking ........................................................................................ 19

School Long-Term Parking & Residential Parking Rationale ................................................................. 19
3.4.1

Senior Student Parking .......................................................................................................... 19

3.4.2

School Employee Parking ....................................................................................................... 20

3.4.3

Residential Parking ................................................................................................................ 20

3.5

Student Walkway Plan ......................................................................................................................... 20

3.6

Bicycle Parking / Accommodation ...................................................................................................... 20

3.7

Future Transit and Cycling ................................................................................................................. 21

3.8

4.

Existing Cycling and Greenways ............................................................................................ 15

3.7.1

Residential Estimates ............................................................................................................. 21

3.7.2

School Estimates ................................................................................................................... 21

Loading .............................................................................................................................................. 22

FUTURE TRAFFIC CONDITIONS ............................................................................ 25
4.1

Background Growth ............................................................................................................................ 25

100 Braid Street | Transportation Study | March 30th 2016
S:\PROJECTS\DM\4418-37 100 Braid St. Parking & TA\5.0 Deliverables\6.3 Final Report\20160303_4418-37_Draft_report_v04.docx

THIS PAGE LEFT INTENTIONALLY BLANK

4.2

Trip Generation .................................................................................................................................. 25
4.2.1
4.2.2

School Trip Generation .......................................................................................................... 26

4.2.3

Summary ............................................................................................................................... 26

4.3

Site Traffic Distribution ...................................................................................................................... 28

4.4

Future Traffic Volumes ....................................................................................................................... 33

4.5

Future Traffic Conditions ................................................................................................................... 40
4.5.1

5.

Residential Trip Generation ................................................................................................... 25

Rousseau Street at Braid Street – Sensitivity Analysis ............................................................. 43

CONCLUSIONS AND RECOMMENDATIONS ........................................................... 47

EXHIBITS
Exhibit 1.1 Project Location ..................................................................................................................................... 2
Exhibit 1.2 Study Intersections ................................................................................................................................ 4
Exhibit 2.1 Existing AM Peak Hour Volumes ............................................................................................................ 7
Exhibit 2.2 Existing School PM Peak Hour Volumes ................................................................................................. 8
Exhibit 2.3 Existing Commuter PM Peak Hour Volumes ........................................................................................... 9
Exhibit 2.5 Existing Cycling Facilities..................................................................................................................... 16
Exhibit 3.1 Loading ............................................................................................................................................... 23
Exhibit 4.1 AM Peak Hour Site Added Trips ........................................................................................................... 30
Exhibit 4.2 School PM Peak Hour Site Added Trips ................................................................................................. 31
Exhibit 4.3 Commuter PM Peak Hour Site Added Trips .......................................................................................... 32
Exhibit 4.4 2021 Background AM Traffic Volumes ................................................................................................. 34
Exhibit 4.5 2021 Background School PM Traffic Volumes ...................................................................................... 35
Exhibit 4.6 2021 Background Commuter PM Traffic Volumes ................................................................................ 36
Exhibit 4.7 2021 Total AM Traffic Volumes ........................................................................................................... 37
Exhibit 4.8 2021 Total School PM Traffic Volumes ................................................................................................. 38
Exhibit 4.9 2021 Total Commuter PM Traffic Volumes .......................................................................................... 39
Exhibit 4.10 Recommended Improvements to Accommodate 2021 Traffic Conditions .......................................... 45

TABLES
Table 2.1 Existing Traffic Controls .......................................................................................................................... 5
Table 2.2 Street Characteristics ............................................................................................................................... 6
Table 2.3 Level of Service Thresholds .................................................................................................................... 10
Table 2.4 Existing AM Weekday Intersection Operation Performance ..................................................................... 11
Table 2.5 Existing School PM Weekday Intersection Operation Performance .......................................................... 11
Table 2.6 Existing Commuter PM Weekday Intersection Operation Performance .................................................... 12
Table 2.7 Bus Transit Routes / Frequencies ........................................................................................................... 12
Table 2.8 Bicycle Routes/ Greenways ..................................................................................................................... 15
Table 3.1 Required & Proposed Parking Supply ..................................................................................................... 17
Table 4.1 Residential Trip Rates Per Residential Unit ............................................................................................. 26
Table 4.2 School Trip Rates per Student ................................................................................................................ 26
100 Braid Street | Transportation Study | March 30th, 2016
S:\PROJECTS\DM\4418-37 100 Braid St. Parking & TA\5.0 Deliverables\6.3 Final Report\20160303_4418-37_Draft_report_v04.docx

THIS PAGE LEFT INTENTIONALLY BLANK

Table 4.3 Total Site Generated Trips...................................................................................................................... 27
Table 4.4 Existing Student Home Address ............................................................................................................. 29
Table 4.5 Background and Total 2021 AM Weekday Intersection Operation Performance ...................................... 40
Table 4.6 Background and Total 2021 School PM Weekday Intersection Operation Performance ........................... 41
Table 4.7 Background and Total 2021 Commuter PM Weekday Intersection Operation Performance ..................... 42
Table 4.8 Rousseau Street at Braid Street - Sensitivity Analysis .............................................................................. 43

APPENDIX A Existing Volumes - Synchro Output
APPENDIX B Pick-Up/ Drop-Off Parking Demand
APPENDIX C Future Transit Usage and Cyclists
APPENDIX D Previous Traffic Study
APPENDIX E Trip Distribution Worksheets
APPENDIX F Background 2021 Volumes - Synchro Output
APPENDIX G Total 2021Volumes - Synchro Output

100 Braid Street | Transportation Study | March 30th 2016
S:\PROJECTS\DM\4418-37 100 Braid St. Parking & TA\5.0 Deliverables\6.3 Final Report\20160303_4418-37_Draft_report_v04.docx

THIS PAGE LEFT INTENTIONALLY BLANK

1.

INTRODUCTION

Bunt & Associates Engineering Ltd. (Bunt) has been retained by Wesgroup to provide transportation planning
services for the proposed project at 100 Braid Street, New Westminster, BC. Exhibit 1.1 illustrates the project
location. As shown, the project is located on the southeast corner of Rousseau Street at Braid Street.
The proposal is to demolish the existing commercial uses on the site and construct a K-12 Urban Academy private
school (for 450 students) and a new residential tower consisting of approximately 225 strata units. Vehicular
access to the site shall be provided via a rear lane off of Rousseau Street. Access off of Braid Street is not
proposed.
It is noted the proposed school is expected to be constructed and functional prior to the completion of the
residential tower. Additionally, the completion of the proposed project shall depend on the duration of the
development approval process. However, for the purposes of estimating future traffic volumes and traffic analysis,
the entire development (both school and residential tower) has been assumed to be completed by 2021.

1.1

Purpose and Study Scope
This report has been prepared in close coordination with City staff. The purpose of this study is to
evaluate the proposed project from a transportation standpoint. As such, the analysis and discussion
presented in this report:
•

Describes the proposed development;

•

Discusses the parking provisions for the project;

•

Summarizes the existing traffic conditions for the key intersections within the study area;

•

Evaluates the project’s potential impact on the adjacent transportation system during the project’s
opening year (2021); and,

•

Identifies any roadway laning or traffic control upgrades required (if any) to the area road system
on account of background traffic and new traffic associated with the proposed development.

The Transportation Study also discusses:
•

A pedestrian walkway plan from the adjacent Skytrain / transit station;

•

The two greenways adjacent to the site;

•

Bicycle parking/network connectivity; and,

•

Catchment areas for the school.

The analysis presented in this report focuses on Existing, 2021 Background (Without Project), and 2021
Total (With Project) conditions.
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1.2

Study Area
Exhibit 1.2 illustrates the study area evaluated in this TIA. The study area intersections (identified below)
have been selected based on consultation with City staff:
•

Rousseau Street at Braid Street;

•

Rousseau Street at Laneway (fronting southerly project limit); and,

•

Rousseau Street at Major Street.
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2.

EXISTING CONDITIONS
This chapter of the report summarizes the existing roadway and traffic conditions in the study area. The
existing roadways and intersection controls are presented, along with existing traffic count data collected
for this study. This data was then used to analyze existing traffic operations in the study area.
100 Braid Street is located at the eastern edge of New Westminster, just south of Coquitlam. Downtown
New Westminster is a short drive to the south, and East Columbia Street and Sherbrooke Street (to the
southwest) provides a focal point of community activity with commercial uses, the emerging Brewery
District and Royal Columbian Hospital to the south and single family housing immediately south and west
of the site.
There is currently an underutilized area and land north of Braid Street, adjacent to Braid Street SkyTrain
Station. There are plans to develop a new mixed use community here, known as Sapperton Green.
The study area is considered part of the Brunette Creek Area, which had a Neighbourhood Plan, developed
in 2002.

2.1

Study Area Roadways
Table 2.1 presents the existing traffic control for each of the study area intersections. These intersections
have been selected with City staff. Exhibit 1.2(previously presented) illustrates their intersection control
and roadway laning.
Table 2.1 Existing Traffic Controls

INTERSECTION

TRAFFIC
CONTROL

Rousseau Street (NS) at
1. Braid Street (EW)

Signalized

2. Future Project Access / Lane (EW)

Unsignalized

3. Major Street (EW)

Unsignalized

Although sidewalks are not currently provided along the project frontage (east side of Rousseau Street and
south side of Braid Street) the pavement and striping in the study area is generally in good condition.
Table 2.2 further summarises the characteristics of the study areas roadways.
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Table 2.2 Street Characteristics
Street Name/

Number of

Segment

Lanes

Classification

Parking

Other Characteristics
Connects to 8th Avenue in

Braid Street

Two lanes

City Collector

No parking

the west and Brunette
Avenue in the east
Provides connectivity to

Rousseau Street

Two lanes

Local Street

On-Street parking

Brunette Avenue for SB
traffic only.
Major Street runs east-west

Major Street

Two lanes

Local Street

On-Street parking

between E Columbia Street
and Rousseau Street.

2.2

Peak Hour Traffic Volumes
Existing traffic counts were collected during a typical weekday in 2016 (Wednesday February 3, 2016)
when School District No. 40 (New Westminster) was confirmed to be in session.
Data was collected for three peak periods. Weekday AM Network Peak (7-9am), Weekday PM School Peak
hour (2-4pm), and Weekday PM Commuter Network Peak (4-6pm)
Exhibit 2.1, 2.2 and 2.3 summarize the existing (2016) Weekday AM, PM School and PM Commuter peak
hour volumes, respectively.
The highest volumes in the study area are along Braid Street with over 900 vehicles per hour (vph) in the
westbound direction during the AM peak hour. In the PM school peak hour there are over 1,100 vehicles in
the eastbound direction and over 1,200 vph in the commuter peak hour. Two-way volumes on Rousseau
Street are approximately 75 vph in the AM peak, 175 vph in the School Peak and 230 vph in the commuter
peak.

6
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2.3

Intersection Analysis
The capacity analysis is based on the methods outlined in the Highway Capacity Manual (HCM) 2000, using
the SYNCHRO 9.0 analysis software – This has been done by evaluating the 1.) Volume-to-Capacity (V/C)
ratios and 2.) Level of Service (LOS) for the study area intersections.
2.3.1

Volume-to-Capacity (V/C) Ratio

The volume-to-capacity (V/C) ratio describes the extent to which the traffic volumes can be accommodated
by the physical capacity of the road configuration and signal control. A value (measured during the peak
hour) less than 0.90 indicates that generally, there is sufficient capacity and projected traffic volumes can
be accommodated at the intersection. A value between 0.90 and 1.0 suggests unstable operations may
occur and volumes are nearing capacity conditions. A calculated value over 1.0 indicates that traffic
volumes are theoretically exceeding capacity.
2.3.2

Delay and Levels of Service (LOS) Thresholds

The second measure of performance, Level of Service (LOS), is based on the estimated average delay per
vehicle among all traffic passing through the intersection. The HCM defines Level of Service (LOS) as a
qualitative measure which describes operational conditions within a traffic stream, generally in terms of
such factors as speed and travel time, freedom to maneuver, traffic interruptions, comfort and
convenience, and safety. The criteria used to evaluate LOS conditions vary based on the type of roadway
and whether the traffic flow is considered interrupted or uninterrupted.
A low average delay merits a LOS “A” rating. Average delays greater than 80 seconds per vehicle generally
produce a LOS “F” rating for signalized intersections, while average delays greater than 50 seconds per
vehicle generally produce a “LOS F” rating for unsignalized intersections. The definitions of level of service
for uninterrupted flow (flow unrestrained by the existence of traffic control devices) are summarized below
on Table 2.3.
Table 2.3 Level of Service Thresholds
Level of
Service

Control delay per vehicle in seconds
Signalized

Stop Control

A

0 to 10.00

0 to 10.00

B

10.01 to 20.00

10.01 to 15.00

C

20.01 to 35.00

15.01 to 25.00

D

35.01 to 55.00

25.01 to 35.00

E

55.01 to 80.00

35.01 to 50.00

F

80.01 and up

50.01 and up

Generally, performance thresholds are established by the jurisdiction(s) responsible for the roads in the
study area. In this report, unacceptable LOS shall be defined as LOS “E” or worse.

10
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2.3.3

Intersection Performance

Rousseau Street and Braid Street was coded as per signal timing information from the City of New
Westminster.
Stop signs are not currently installed at the intersection of Rousseau Street and the laneway today.
However, for analysis purposes a stop sign has been assumed for the westbound approach.
LOS analysis results for the study intersections are summarized in Table 2.4, 2.5 and 2.6 for the AM, PM
school and PM commuter peak, respectively. It is noted the overall V/C and overall delay (seconds) are
presented for the signalized intersections and unsignalized intersections, respectively. Furthermore, the
summary tables list the “Movements of Interest” for each notable lane’s operation (e.g. minor street V/C).
In general, all intersections analyzed are operating well within acceptable capacity thresholds with minimal
traffic delays. Acceptable LOS “C” traffic operations are calculated as the maximum level of service in all
evaluated periods and no specific operational problems are identified.
However, the intersection of Braid Street and Rousseau Street is affected by the traffic volumes at Braid
street and Brunette Avenue. When the intersection of Braid Street and Brunette Avenue operates close to or
at capacity in the peak hours, vehicles passing through Braid Street and Rousseau Street are metered by
the upstream queuing conditions at Braid Street and Brunette Street.
Table 2.4 Existing AM Weekday Intersection Operation Performance
Intersection

V/C or Delay (secs)

LOS

Movement of Interest

C

WB TL – V/C 0.76, LOS C

Signalized
Rousseau St & Braid St

0.45
Unsignalized

Rousseau St & Lane

3.0

A

WB LR – V/C 0.02, LOS A

Rousseau St & Major St

5.2

A

EB LR – V/C .03, LOS A

Table 2.5 Existing School PM Weekday Intersection Operation Performance
Intersection

V/C or Delay (secs)

LOS

Movement of Interest

C

WB TL – V/C 0.61, LOS C

Signalized
Rousseau St & Braid St

0.43
Unsignalized

Rousseau St & Lane

1.2

A

WB LR – V/C 0.02, LOS A

Rousseau St & Major St

8.0

A

EB LR – V/C 0.14, LOS A
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Table 2.6 Existing Commuter PM Weekday Intersection Operation Performance
Intersection

V/C or Delay (secs)

LOS

Movement of Interest

C

WB TL – V/C 0.68, LOS C

Signalized
Rousseau St & Braid St

0.47
Unsignalized

Rousseau St & Lane

1.6

A

WB LR – V/C 0.04, LOS A

Rousseau St & Major St

8.5

A

EB LR – V/C 0.2 LOS A

The Existing HCM capacity worksheets are included in this report as Appendix A.

2.4

Existing Transit Services
2.4.1

Bus Transit Service

The site is within close proximity to two bus routes which connect to other neighbourhoods in New
Westminster - Route 128 and 155. Route 128 connects Braid Station to the 22nd Street Station, running
predominantly along East 8th Avenue. Route 155 also connects Braid Station to the 22nd Street Station,
running along east 8th Avenue and on Richmond Street and Columbia Street though Sapperton. The
frequencies for the AM, PM school and PM commuter peak are summarized in Table 2.7.
The site is also 600m to bus stops on Columbia Street at Braid Street for the C9 which connects Lougheed
Station to New Westminster Station.
Table 2.7 Bus Transit Routes / Frequencies

12

School PM Peak Hour

Commuter PM Peak Hour

Frequency

Frequency

20 minutes

20 minutes

20 minutes

155

20 minutes

25 minutes

20 minutes

C9

30 minutes

30 minutes

30 minutes

Route Number

AM Peak Hour Frequency

128
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2.4.2

Bus Transit Infrastructure

The bus stops adjacent to the site are summarized below and are also graphically illustrated on Exhibit
2.4
1.

Bus Stop #53511 (Eastbound Braid Street) – This stop is located approximately 100m west of the site
(1-2 minute walk) and provides connectivity to Routes 128 and 155. Due to the proximity of this stop
to the site, this stop is likely to be utilized by most development transit trips destined towards the site
(from East Columbia Street). Currently, this stop provides a bus route identification pole only.

2.

Bus Stop # 53572 (Westbound Braid Street) - This stop is located approximately 300m west of the site
(3-4 minute walk) and provides connectivity to Routes 128 and 155. Due to the proximity of this stop
to the site, this stop is likely to be utilized by most development transit trips leaving the site towards
East Columbia Street (to the west). Currently, this stop only provides a bus route identification pole
and a trash bin; a bus shelter and bench are not provided.

3.

Braid Bus & Skytrain Station – This station is approximately 400m (5 minute walk) northeast of the
site. This bus station provides connectivity to the Skytrain (Millennium Line) providing connections to:
Lougheed & Brentwood Town Centres and VCC Clark in Vancouver; as well as: Downtown New
Westminster, Metrotown, Downtown Vancouver and Waterfront Station.
The station is also a transfer point for bus routes serving Coquitlam, Port Coquitlam and New
Westminster. In additional to the 128 and 155 these include: 159 Port Coquitlam Station, 169
Coquitlam Station, 791 Haney Place, 153 Coquitlam Centre and 156 Lougheed Station.

2.4.3

Deficiencies in Bus Infrastructure & Service

This section of the report describes the design guidelines for Translink bus stops. A bus stop which is
universally accessible shall incorporate the following (as per Translink’s Universally Accessible Bus Stop
Design Guidelines, 2007):
•

A hard-surfaced wheelchair pad or landing area that provides a clear loading/unloading zone;

•

A bus stop identification pole with tactile features can be used by persons with visual impairments to
confirm they have located a bus stop;

•

A 1.2-m wide tactile surface indicator extending from the curb to the back of the sidewalk or building
face, adjacent to the bus stop ID pole; and,

•

Clear and accessible approaches from the adjacent municipal sidewalk network.

The bus stops and connecting sidewalks adjacent to the site generally provide the above accommodations,
although there are additional amenities that can be provided to enhance the traveler’s experience and
those with disabilities. These include shelters, tactile flooring/sidewalk, seating and signage for those with
impairment(s). These types of amenities could encourage additional transit usage from the site.
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2.5

Bicycle Network/ Adjacent Greenways
2.5.1

Existing Cycling and Greenways

Exhibit 2.5 also highlights a number of important bicycle routes and adjacent greenways in the
community. These are summarised in Table 2.8.
Table 2.8 Bicycle Routes/ Greenways
Name
Central Valley Greenway
(CVG)

East Columbia Street
The Brunette – Fraser
Regional Greenway (BFG)

Type

Description

On-street route,

Main east-west route. A regional greenway linking

shared, with signs

New Westminster with Vancouver, Primarily utilizes

and markings

Sherbrooke Street and Fader Street.

On-street marked
bike lanes
Greenway, off-street

Runs from Sherbrooke Street to Brunette Avenue.
Runs along the top portion of the study area,
running through Hume Park

Based on the site’s proximity to the adjacent greenways, future cyclists shall benefit from excellent
connectivity to a variety of destinations such as Hume Park, Sapperton Park, and various retail stores along
Columbia Street such as “Cap’s Bicycle Shop” at434 E. Columbia Street.
Please note the major cycling barrier that likely discourages cycling to the study area is related to the
functionality of the Arterial-level roadways surrounding the site (such as Braid Street and Brunette Avenue).
Per the TAC guidelines, these types of roadways place “traffic movement” as their primary consideration.
As such, Bunt recommends the school to inform students and staff not to cycle along these high-volume
roads, but rather utilize Rousseau Street to Major Street to access the City’s bicycle network. Rousseau
Street and Major Street provide convenient access to the Central Valley Greenway, which subsequently
connects to the Crosstown Greenway, Brunette-Fraser Regional Greenway and other low-volume roadways
within the City’s roadway system.

It is our opinion the future cyclists of the development shall greatly

benefit from the City’s well-paved and well-marked cycling facilities/network.
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3.

PROPOSED DEVELOPMENT

3.1

Development Plan
The proposal is to demolish the existing uses on the site and construct a K-12 Urban Academy private
school (for 450 students) and a new residential tower consisting of approximately 225 strata units.
Vehicular access to the site shall be provided via a rear lane along Rousseau Street. Access along Braid
Street is not proposed. The project is expected to be constructed by 2021.

3.2

Off-Street Parking Supply
A breakdown of the site’s parking requirements and proposed supply is summarised in Table 3.1.
Table 3.1 Required & Proposed Parking Supply
USE

Sub--Use

Units

By-law Required
Supply

Proposed
Supply

Students

450

NA

28 (pick-up
/drop- off)

Staff

39

20

25

20

53

School

School Sub-Total

Residential

Bachelor

16

16

16

1 Bed

110

132

132

2- bed

57

80

80

3-Bed

31

47

47

43

43

Residential Sub-Total

318

318

TOTAL

338

371

Visitor

Based on the parking supply standards set out in the City of New Westminster By-Law, the required on-site
parking provision for the residential shall meet the City’s Parking Bylaw, while the parking provided for the
school staff use is in excess by 5 stalls (Bylaw = 20 stalls vs. Provided = 25 stalls).
School pick-up/drop-off parking demand analysis and a rationale for the residential parking variance are
discussed in greater detail in the following sections.
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3.3

School Pick-Up/Drop-Off Short Term Parking
The traffic related to the school’s pick-up/drop-off periods is of notable relevance to the design
considerations of the project. Therefore, a substantial component of the transportation-related efforts
previously included the review of parking schemes, shuttle bus parking areas, and recommending design
features intended to maximize circulation efficiencies within the site.
The school intends on continuing a staggered start/end time system. The start/end times for Grades K-5
will be offset from the Grade 6-12 start/end times by a minimum of 30 minutes. Furthermore, the school
shall also utilize an early drop off (7AM) and late pick up time option (post-5PM) that is expected to be
utilized by approximately 20% of the student population. These offsetting measures are expected to
“spread out” the pick-up/drop-off peak traffic demands for the 450 student school. It is our opinion this
arrangement shall reduce the potential for any traffic impacts and parking demand (in comparison to a
non-staggered arrangement).
The pick-up/drop-off assumptions are consistent with the methodologies utilized in the previously
published Urban Academy TIA (prepared by MMM and dated February 2015) which evaluated a 450
student private school at another site in New Westminster. The methodology to calculate the pickup/drop-off demand is highlighted below. For reference purposes, Grades JK-5 shall be referred to as the
“Junior School” and Grades 6-12 have been referred to as the “Senior School”.
Per the data collected in the previous study, approximately 80% of students are dropped off or picked up
by car. As such, the analysis in this report assumes 80% of the students shall arrive / depart by car.
Furthermore, as discussed previously, approximately 20% of the student population are in “Before School”
or “After School” care – these students arrive between 7:00-7:30am and leave between 5:00-6:00pm. The
majority of these Junior School students are in JK, K, and Grade 1.
3.3.1

Regular Junior School Hours

During drop-off, the analysis assumes Junior School parents take 7.5 minutes to drop off their child at the
school. The extended time reflects the time it takes to walk their younger child into the school.
During pick-up, the analysis assumes the same as the drop-off; parents take 7.5 minutes to pick up their
child.
3.3.2

Regular Senior School Hours

During drop-off, the analysis assumes Senior School parents take 2 minutes to drop off their child at the
school.
During pick-up, the analysis assumes Senior School parents take 5 minutes to pick-up their child.
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Appendix B contains the detailed pick-up/drop-off parking demands for the proposed private school.
Given the school shall implement a staggered time system where the Junior School and Senior School start
and end times are at least 30 minutes apart, at any given time, there is an estimated peak pick-up/ dropoff demand of 26 vehicles and 28 vehicles in the AM peak hour and PM peak hour, respectively.
The school intends on providing a minimum of 28 short term on-site parking stalls for use by the school.
However, due to the challenges of the relatively small footprint of the school site, only 13 stalls can be
provided directly underneath the school site. The remaining 15 stalls (of the 28) will be provided/shared
with the residential visitor parking stalls of the development.
Given that residential visitor parking demand is typically at its highest in the evening, there is an
opportunity to allow overflow school pick-up/ drop -off parking to be provided in the un-gated visitor
parking spaces during the school’s peak pick –up /drop off time. As such, Bunt recommends appropriate
signage be installed at this residential visitor parking area (e.g. “School Pick-Up/ Drop-Off Parking Only: 89AM and 2-3PM”).
3.3.3

Rousseau Street: On-Street Parking

The east side of Rousseau Street along the project frontage is approximately 65 metres (m) long. Provided
a “no parking” area is implemented 1.) from Braid Street to 6m south of Braid Street and 2.) from the
southerly lane to 6m north of the lane, approximately 53m of potential on-street parking will be available.
This 53m is expected to accommodate 7-8 vehicles. The project intends on utilizing this area as excess
drop-off stalls or additional employee parking (to be determined). It is our understanding this provision
shall continue to be discussed with City staff.

3.4

School Long-Term Parking & Residential Parking Rationale
This section of the report documents the rationale for the proposed school long-term and residential
parking supply.
3.4.1

Senior Student Parking

Senior Students at Urban Academy will not be parking their vehicles at school or in the neighbourhood at
the 100 Braid St. school location. There are two factors governing the restriction on their ability to use a
car to drive to school.
The Graduated Licensing Program in British Columbia is the process by which novice drivers complete the
obligations necessary to receive their driver’s license. The process for young people to successfully get all
the way through the process and be awarded a driver’s license takes a minimum of 18 months, most
students take a little over two years to complete the program. Students are 18 (or older) at the time of
successful completion. The earliest they will complete will be the spring of their grade 12 year and they
complete school in June of the year they turn 18 years old. Students typically are not able to complete in
time to allow them to use a vehicle for this purpose.
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The second factor governing this issue is the nature of the school itself. Urban Academy is an independent
school and the Head of School has the authority to provide direction with regard to this issue. Urban
Academy students will not be permitted to drive a vehicle to school. The school does not intend to
undertake this responsibility or provide this as an option for students.
3.4.2

School Employee Parking

Urban Academy has indicated their future school will employ approximately 40 employees. Due to the
site’s proximity to the nearby Skytrain station and a survey performed with existing staff members for
Urban Academy’s other locations (per Urban Academy TIA, February 2015) approximately 50% of the
school staff is expected to drive to school (which translates to 20 parking stalls) the remaining employees
are expected to use other modes of travel such as transit or carpooling. The project is proposing to
provide 25 on-site stalls reserved for school staff. Thus, it can be concluded that sufficient parking should
be provided for the school’s employees. The employee parking supply is also in excess of the bylaw by 5
stalls.
3.4.3

Residential Parking

Per Table 3.1 (page 16, previously presented) 318 stalls are required as per the City’s by-law. The project
shall provide 318 stalls for the residential uses and thus, meets the City’s Parking Bylaws.

3.5

Student Walkway Plan
Students will be assisted by an Urban Academy crossing guard to cross the intersection of Braid Street at
Rousseau Street. In order to access the Braid Street Skytrain station, students will utilize the existing
sidewalk along the north side of Braid Street. Students will be discouraged from using Brunette Street to
access the Braid Street Skytrain station.
Students walking from the neighbourhoods south of the site are expected to utilize the existing sidewalk
along the west side of Rousseau Street. For the intersection of Rousseau Street at the Lane, Bunt
recommends to provide a striped pedestrian crosswalk at the north leg of the intersection. Bunt also
recommends Urban Academy provide a crossing guard during peak times at this location to ensure
pedestrian safety and to also ensure motorists do not block the intersection. Further information
regarding the potential for vehicle queuing issues are discussed in Section 4.3 of this report.

3.6

Bicycle Parking / Accommodation
The City’s bylaw has minimum bicycle long and short term parking space requirements for the uses onsite. For residential use, long term bicycle storage spaces are to be provided at a rate 1.25 spaces per unit.
This equates to 268 bicycle storage spaces.
For school use, Long term bicycle storage space is to be provided at one space per 25 teachers, 1space for
every 20 students in elementary school, and 1 space per 10 students in Middle and secondary school. This
equates to 37 bicycle storage spaces. The project intends to be in compliance with the by-law
requirements.
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3.7

Future Transit and Cycling
Bunt has calculated the anticipated number of transit users generated by the site. The detailed
calculations are included in Appendix C of this report.
3.7.1

Residential Estimates
Based on data provided in the 2011 Metro Vancouver Regional Trip Diary Survey, the residential
component of the development is expected to generate approximately 23-24 transit users and
approximately 1 cyclist in the AM and PM peak hours.

3.7.2

School Estimates
Based on modal choice data provided by Urban Academy, the school is projected to generate
approximately 36 transit users in the AM and PM peak hours; the 36 users consist of 7 staff and
29 students. Furthermore, the school is projected to generate approximately 7 cyclists in the peak
hours; the 7 cyclists consist of 3 staff and 4 students.
The New Westminster Master Transportation Plan indicates that by 2041, at least 60% of all trips
are should be made by multi-modal options (walking, cycling or transit). In order to actively
pursue these long-term goals, the school should consider the following measures to encourage
multi-modal trip selection:
Encouraging Transit Ridership:
•

Regularly provide students and staff of bus routes and schedules;

•

Implement reward systems for transit users (e.g. transit user “points” club to
purchase transit-user accessories [headphones, books, transit club T-shirt, health
magazine subscription, water bottles, etc] );

•

Support theme weeks (e.g. Ride to School/Work week); and,

•

Providing Transit Discounts/Subsidies;

Encouraging Cycling:
•

Provide safe and secured bicycle storage facilities for students and staff – already
proposed by the school;

•

Change rooms – already proposed by the school;

•

Implement cycling clubs and reward systems for cyclists (e.g. cycling “points” club
to purchase bike accessories [gloves, helmets, taillights, etc]);

•

Support theme weeks (e.g. Bike to School/Work week); and,

•

Cycling Maps.
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3.8

Loading
The City of New Westminster bylaws does not explicitly require any off-street truck loading bays for
residential developments. However, the project is proposing to provide one off-street loading bay
intended for a Class A (large cargo van) at Level 1 (at-grade level of parking under the courtyard), right
next to the tower core with easy access to the elevators. Based on our experience with other projects that
are exclusively for residential uses, a Class A loading stall is expected to accommodate the majority of
deliveries observed for residential developments (e.g. Canada Post vans, cube vans, pizza deliveries, etc).
The manoeuvrability analysis for the proposed Class A loading bay is provided on Exhibit 3.1. As shown, a
6m cargo van is expected to maneuver in and out of the parkade with sufficient widths.
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4.

FUTURE TRAFFIC CONDITIONS
This chapter of the report presents the future traffic analysis for 2021 with and without the proposed
development. Based on consultation with City staff, only the project’s full build-out year of 2021 shall be
evaluated in this report. 2021 Background (Without Project) conditions are presented first, followed by the
2021 Total (With Project) scenario.

4.1

Background Growth
For the purpose of this transportation assessment, a background traffic growth rate of 2% per annum
(linear) was applied to existing peak hour volumes to represent general, unspecified growth in traffic in
the study area, as agreed with the City.
The future horizon years analyzed do not include the Royal Columbian Hospital (RCH) Redevelopment
which is proposed to consist of a temporary (2-3 years ) car park on the vacant lot at 97 Braid Street
(across Braid Street from the site). This is because the temporary parking lot is assumed to no longer be in
function by 2021.
Furthermore, the Sapperton Green Development is not anticipated to be built until after 2025, and is
therefore not included in the future traffic projections.

4.2

Trip Generation
The trip generation for the project has been calculated based on historical trip data and actual counts
performed at the existing Urban Academy locations. The following sections detail the methodologies
utilized to calculate the development’s anticipated trip generation.
4.2.1

Residential Trip Generation

Bunt has conducted trip generation surveys on a number of medium density residential sites in the Lower
Mainland located within close proximity to Frequent Transit Network. This includes sites within New
Westminster. The data collected for these sites reflect trip generation for the AM and Commuter PM peak
hours.
In order to approximate the School PM rate (2-4 PM) from the commuter PM rate (4-6PM) the Institute of
Transportation Engineers (ITE) published literature (Hourly Variations on trip Generation, January 2015)
was utilized which suggests 75% of the commuter PM peak hour rate occurs between 2-4 PM.
The resulting peak hour trip generation rates are illustrated in Table 4.1.
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Table 4.1 Residential Trip Rates Per Residential Unit

4.2.2

Peak Hour

In

Out

Total

AM

0.07

0.23

0.30

School PM

0.15

0.08

0.24

Commuter PM

0.20

0.11

0.31

School Trip Generation

The school trip generation utilized in this report was sourced from in the previously published technical
report: Traffic Impact Study – Urban Academy (prepared by MMM Group and dated February 2015), which
is included in Appendix D.
The AM and School PM rates have been adjusted (-20%) to account for the before and after school
childcare/ program available on-site for the K-5 students. The Commuter PM included 20% of the school
trip generation to reflect the traffic related to the after school childcare program. The resulting rates are
shown below on Table 4.2.
Table 4.2 School Trip Rates per Student

4.2.3

Peak Hour

In

Out

Total

AM

0.51

0.47

0.98

School PM

0.46

0.50

0.95

Commuter PM

0.11

0.12

0.24

Summary

Based on the trip generation rates previously described, Table 4.3 summarizes the total estimated gross
vehicle trips for the proposed land uses.
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Table 4.3 Total Site Generated Trips
AM PEAK HOUR
USE
Private
School
Condos

UNITS

PM PEAK HOUR

PM PEAK HOUR

IN

OUT

TOTAL

IN

OUT

TOTAL

IN

OUT

TOTAL

450 Students

228

211

439

206

223

428

51

56

107

225 Suites

14

49

64

32

18

51

43

24

67

243

260

503

238

241

479

95

80

174

-10

-7

-17

-5

-3

-8

-14

-16

-30

233

253

486

233

238

471

81

64

144

Total Trips Generated
Trips Generated from
Existing Site Uses
Net Added Trips

As shown, the development traffic will be primarily generated by the private school functions of the site.
The school generates approximately 430-440 trips in the AM and School PM Peak hours, and 110 in the
commuter peak hour. This equates to an average of 3.66 vehicles headed inbound and outbound every
minute.
It is noted that the start times will utilize a staggered arrangement, the junior and senior school will be
offset by 30 mins. Therefore, this analysis reflects the operations where parents picking-up/dropping-off
children in the junior school will generally not be arriving or leaving at the same time with those pickingup/dropping of those in the senior school.
Furthermore, as discussed in Section 3.3, parents/guardians of junior school students take approximately
7.5 minutes to drop off their child at the school; the extended time reflects the time it takes to walk their
younger child into the school. If 3.66 vehicles (average number of vehicles per the 1st paragraph of this
page) enter the school parking area every minute for 7.5 minutes, there would be a maximum demand of
27 short term parking stalls during junior school pick-up/drop-off. Since the school shall provide 28
short-term parking stalls, it can be concluded the worst case parking demand of 27 stalls can be
accommodated.
Additionally, Senior School parents take only 2-5 minutes to drop off/pick-up their child at the school. As
such, if 3.66 vehicles enter the school parking area every minute for 2-5 minutes, there would be a
maximum demand of 18 short term parking stalls during Senior School pick-up/drop-off. The demand 18
stalls during the senior school pick-up/drop-off is expected to be accommodated via the 28 short-term
parking stalls.
In all peak hours considered, the residential trips equate to approximately 1vehicle every minute.
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4.3

Site Traffic Distribution
Trip distribution represents the directional orientation of traffic to and from the project site. Trip
distribution is heavily influenced by the geographical location of the site, the location of employment,
commercial opportunities and the proximity to the regional highway system. For the residential
component the directional orientation of traffic was determined by evaluating existing and proposed land
uses and highways within the community and existing traffic volumes.
For the private school uses, catchment information was used to estimate trip distribution. Student
catchment information from Urban Academy is summarised in Table 4.4. As shown, most of the students
are expected to reside within New Westminster (41%) and Burnaby (28%). This information, along with
anticipated travel patterns has been used to distribute the trips on the local street network.
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Table 4.4 Existing Student Home Address
Home Address

Percent Split

Belcarra

1%

Burnaby

28%

Coquitlam

11%

Mission

1%

New Westminster

41%

Port Coquitlam

2%

Richmond

3%

Surrey

6%

Vancouver

6%

West Vancouver

1%

Total

100%

For the residential use, the assignment of the estimated future site traffic onto the street network is based
on the observed existing turning movements at the study intersections.
Trip distribution worksheets are presented in Appendix E.
The total “added trips” were distributed on the local street network. The gross trips are shown in Exhibit
4.1, 4.2 and 4.3 for the AM, School PM and Commuter PM peak hours, respectively.
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4.4

Future Traffic Volumes
The traffic impact analysis includes an estimation of the future Background Traffic Volumes, and an
assessment of the net traffic impact of future Total Traffic condition versus the future Background Traffic
condition. For the purposes of this analysis, the future horizon year is 2021 (Opening Day).
The estimated Total Traffic Volumes upon completion of the development were then derived by
superimposing the estimated increase in site traffic volumes onto the Background Traffic Volumes.
The background traffic Volumes are shown in Exhibit 4.4, 4.5 and 4.6 for the AM, School PM and
Commuter PM peak hours, respectively.
Full Synchro Output worksheets for the Background 2021 Scenarios are available in Appendix F.
The Total traffic Volumes are shown in Exhibit 4.7, 4.8 and 4.9 for the AM, School PM and Commuter PM
peak hours, respectively.
.
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4.5

Future Traffic Conditions
Results of the capacity analysis for the horizon year with and without the proposed development were
compared and summarized in Tables 4.5 to 4.7. It is noted the overall V/C and overall delay (seconds) are
presented for the signalized intersections and unsignalized intersections, respectively. Furthermore, the
summary tables list the “Movements of Interest” for each notable lane’s operation (e.g. minor street V/C).
The intersection of Braid Street and Rousseau Street was assumed to operate with an optimized cycle of
120 seconds.
Table 4.5 Background and Total 2021 AM Weekday Intersection Operation Performance
Total 2021

Background 2021
Intersection

V/C or
Delay (secs)

LOS

Movement of

V/C or

Interest

Delay (secs)

LOS

Movement of
Interest

Signalized
WB TL – v/c 0.77

WB LT- v/c 0.86

LOS C, 95th

LOS C, 95th percentile

Rousseau St &

percentile queue:

queue: 143.4m

Braid St

83.3m

(120 sec cycle &

0.49

C

existing laning)

0.68

C

NB TRL v/c 0.29

NB TRL v/c 0.04

LOS C, 95th percentile

LOS B, 95th

queue: 43.8m

percentile queue:
10.2m
WB L- v/c 0.61

Rousseau St &

LOS C, 95th percentile

Braid St
(120 sec cycle &

queue: 35.1m

-

-

0.46

-

C
NB TRL v/c 0.21

added WB LT

LOS B, 95th percentile

bay)

queue: 30.1m

Unsignalized
Rousseau St &
Lane
Rousseau St &
Major St

40

3.1

A

5.3

A

WB LR – V/C

8.7

A

0.02, LOS A
EB LR – v/c

WB LR – V/C 0.39
LOS B

4.5

A

EB LR - 0.11, LOS A

0.04, LOS A
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Table 4.6 Background and Total 2021 School PM Weekday Intersection Operation Performance
Total 2021

Background 2021
Intersection

V/C or
Delay (secs)

LOS

Movement of

V/C or

Interest

Delay (secs)

LOS

Movement of
Interest

Signalized
WB TL – v/c 0.62,

WB TL – v/c 1.05 LOS

LOS C, 95th

Braid St

D, 95th percentile

percentile queue:

Rousseau St &
0.47

C

(120 sec cycle)

65.6m

queue: 119 m

0.73

C
NB TRL v/c 0.49

NB TRL v/c 0.15

LOS c, 95th percentile

LOS B, 95th percentile

queue: 90.6m

queue: 18.1m

WB L – v/c 0.67 LOS C,

Rousseau St &
Braid St
(120 sec cycle &

95th percentile queue:
40.4 m

-

-

-

0.60

C
NB TRL v/c 0.34

added WB LT bay)

LOS C, 95th percentile
queue: 51.5m

Unsignalized
Rousseau St &
Lane
Rousseau St &
Major St

1.1

A

8.1

A
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WB LR – V/C
0.02, LOS A
EB LR – V/C
0.15, LOS A

11.4
6.7

A

WB LR V/C 0.60,
LOS C

A

EB LR – V/C 0.23,
LOS A

41

Table 4.7 Background and Total 2021 Commuter PM Weekday Intersection Operation Performance
Total 2021

Background 2021
Intersection

v/c /
delay (s)

LOS

Movement of

v/c /

Interest

delay (s)

LOS

Movement of
Interest

Signalized

Rousseau St &
Braid St

WB TL – v/c 0.65, LOS C

WB LT – v/c 0.90

95th percentile queue:

LOS D,95th percentile

67.6m

0.53

queue: 106.5m

C

(120 sec cycle)

0.61

C

NB TRL v/c 0.24

NB TRL v/c 0.34

LOS B, 95th percentile

LOS B, 95th percentile

queue: 31.2m

queue: 66.0m
WB L – v/c 0.45
LOS C,95th percentile

Rousseau St &

queue: 13.9m

Braid St

-

(120 sec cycle &

-

0.56

-

C
NB TRL v/c 0.29

added WB LT bay)

LOS C, 95th percentile
queue: 47.1m

Unsignalized
Rousseau St &
Lane
Rousseau St &
Major St

1.5

A

8.5

A

WB LR – V/C 0.04,

4.0

A

LOS A

WB LR – V/C 0.14
LOS B

EB LR – V/C 0.22,

8.1

LOS A

A

EB LR – V/C 0.24,
LOS B

As shown on Tables 4.5 to 4.7, all of the study area intersections are projected to operate at an overall
LOS “C” (or better) with or without with the occupancy of the proposed project. Full Synchro Output is
available in Appendix E.
Rousseau Street at Braid Street
This intersection is projected to operate at LOS “C” for all the evaluated peak periods with or without the
proposed development. However, on a specific lane-by-lane analysis, the existing westbound shared leftthrough lane is expected to operate at a V/C of 1.05 (LOS “F”) during the School PM peak. This deficiency
is primarily attributable to the left turn traffic added to the network by the proposed school. In order to
increase the westbound left turn capacity of the intersection, the provision of an exclusive 40m (minimum)
left turn bay is recommended, along with protected/permissive signal phasing. With this treatment, the
westbound left turn V/C is projected to improve to a V/C of 0.60 (LOS “C”).
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The northbound right turning queues have also been reviewed for this location. During the peak hours, a
95th percentile queue of 51.5m (with the addition of the WB turing lane) may occasionally occur during
peak pick-up/drop-off periods. However, this queue length is expected to be accommodated by the link
distance from Braid Street to the rear lane (approximately 65m). It is noted an Urban Academy crossing
guard will be provided at this intersection during the school’s peak pick-up/drop-off periods.
Rousseau Street at Lane
The intersection of Rousseau Street at the Lane is expected to operate at LOS “A” for all evaluated peak
hours. During the school peak hours, there may be instances where southbound left turning vehicles shall
experience queues of 22.5 m. However, this queue length is not expected to extend upstream to Braid
Street if the intersection is kept clear. As such, Bunt recommends Urban Academy provide staff (e.g. a
crossing guard) during the peak pick-up/drop-off periods to ensure northbound motorists do not block
the intersection.
Rousseau Street at Major Street
The intersection of Rousseau Street at Major Street is expected to operate at LOS “A” for all evaluated peak
hours. No improvements are required to achieve satisfactory LOS.
The recommended improvements are highlighted on Exhibit 4.10.
4.5.1

Rousseau Street at Braid Street – Sensitivity Analysis

Per request by City staff, Bunt has also evaluated the traffic operations for 2021 Total conditions with the
implementation of a 50m northbound right turn lane for the subject intersection. Table 4.8 summarizes
this sensitivity analysis.
Table 4.8 Rousseau Street at Braid Street –Northbound Right Turn Lane1
Total 2021 Weekday Peak
Hour

AM

School PM

Commuter PM

v/c

0.44

0.58

0.51

LOS

Movement of Interest

C

WBL - v/c 0.59 LOS C, 95th Percentile Queue 34.4m,
(35.1m without NBR lane; see Table 4.5)
NBR – v/c 0.12 LOS B, 95th Percentile Queue: 14.9m
(30.1m without NBR lane; see Table 4.5)

C

WBL - v/c 0.67 LOS C, 95th Percentile Queue 40.2m
(40.4m without NBR lane; see Table 4.6)
NBR – v/c 0.29 LOS C, 95th Percentile Queue 41.8m
(51.5 m without NBR lane; see Table 4.6)

C

WBL - v/c 0.41, LOS , 95th Percentile Queue:13.1m
(13.9m without NBR lane; see Table 4.7)
NBR – v/c 0.23 LOS C, 95th Percentile Queue: 36m
(47.1m without NBR lane; see Table 4.7)

1 This configuration consist of an added westbound left turn lane (consistent with the improvements on Exhibit 4.10), a 120 second
cycle length and an exclusive northbound right turn lane
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As shown, the intersection of Rousseau Street at Braid Street shall operate at LOS “C” with or without the
provision of an exclusive northbound right turn lane. However, the added northbound right turn lane
slightly improves the queue lengths and V/C ratios for both the westbound lefts and northbound rights.
Note that the implementation of this northbound right turn lane will limit the potential for on-street
parking on the east side of Rousseau Street. The east side of Rousseau Street along the project frontage is
approximately 65 metres (m) long. If a 50m northbound right turn lane is provided for Rousseau Street at
Braid Street, the remaining distance of 15m (which must also include a 6m distance north of the lane) will
only accommodate a drop-off zone of 1-2 vehicles. It is our understanding this provision shall continue to
be discussed with City staff.
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5.

CONCLUSIONS AND RECOMMENDATIONS
On behalf of Wesgroup Properties, Bunt & Associates has undertaken a Transportation Impact Study for
the proposed private school and residential development at 100 Braid Street, in New Westminster, BC. The
study examined the traffic, pick-up/ drop-off and parking implications of the proposed development and
reviewed the proposed site plan to confirm that the anticipated site traffic volume can be adequately
accommodated both on site and on the area street system.
Existing Conditions
The study considered three intersections:
•

Rousseau Street at Braid Street;

•

Rousseau Street at Laneway (fronting southerly project limit); and,

•

Rousseau Street at Major Street

In general, all intersections analyzed are operating within acceptable capacity thresholds and with minimal
traffic delay. No specific operational problems were identified and on-site observations indicate that
minimal queues and delays are evident during peak traffic periods. However, it was noted the volumes
utilizing the intersection of Braid and Rousseau are occasionally metered by the intersection of Braid Street
and Brunette Avenue.
Development
The proposal is to demolish the existing uses on the site and construct a K-12 Urban Academy private
school (for 450 students) and a new residential tower consisting of approximately 225 strata units.
Vehicular access to the school shall be provided via a rear lane along Rousseau Street. Access along Braid
Street is not proposed.
It is noted the proposed school is expected to be constructed and functional prior to the completion of the
residential tower. Additionally, the completion of the proposed project shall depend on the duration of
the development approval process. However, for the purposes of estimating future traffic volumes and
traffic analysis, the entire development (both school and residential tower) has been assumed to be
completed by 2021.
Parking & Pick-up/ Drop-off Review
Based on the parking supply standards set out in the City of New Westminster By-Law, the required on-site
parking provision for the proposed site is over supplied by 5 spaces for the school staff use.
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For the residential component of the project, the proposal is to provide 318 parking stalls which shall
satisfy the City’s Parking Bylaws. This equates to 1.41 stalls per unit.
The start/end times for Grades K-5 will be offset from the Grade 6-12 start/end times by a minimum of 30
minutes, and an early drop off (7AM) and late pick up time option (post-5PM) will be utilized by
approximately 20% of parents. These offsetting measures are expected to “spread out” the pick-up/dropoff peak traffic demands for a 450 student school. It is our opinion this arrangement shall reduce the
potential for any traffic impacts (in comparison to a non-staggered arrangement).
There is an estimated peak drop-off demand of 26 vehicles and 28 vehicles in the AM peak hour and PM
peak hour, respectively. The school intends on providing a minimum of 28 short term on-site parking
stalls for use by the school. The project intends on utilizing proportion of the residential visitor parking
during school peak pick-up/drop –off periods. This can be accomplished by appropriate signage altering
users to the restrictions.
The east side of Rousseau Street along the project frontage is approximately 65 metres (m) long with
approximately 53m of potential on-street parking will be available, expected to accommodate 7-8 vehicles.
The project intends on utilizing this area as excess drop-off stalls or additional employee parking (to be
determined).
The walkway route to/from the school to/from the Skytrain will include the northerly sidewalk of Braid
Street and crossing guards will be provided at the intersection of Braid and Rousseau.
The project intends to be in compliance with the by-law requirements for bicycle parking.
Although the residential component of the project is not required to provide a delivery truck loading bay,
the project is proposing to provide one off-street Class B loading bay at Level 1 which is expected to
sufficiently accommodate the loading demands of a 225-unit residential development.
Traffic Impact Review
To evaluate the impact of the traffic generated from the proposed development, future 2021 traffic
conditions were assessed with and without the proposed development. A background traffic growth rate
of 2% (linear) was applied to existing peak hour volumes.
The development is expected to generate approximately 440 added trips in the AM peak hour, 430 in the
School PM peak hour and 105 trips in the commuter PM peak hour.
Rousseau Street at Braid Street
This intersection is projected to operate at LOS “C” for all the evaluated peak periods with or without the
proposed development. However, on a specific lane-by-lane analysis, the existing westbound shared leftthrough lane is expected to operate at a V/C of 1.05 (LOS “F”) during the School PM peak. This deficiency
is primarily attributable to the left turn traffic added to the network by the proposed school. In order to
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increase the westbound left turn capacity of the intersection, the provision of an exclusive 40m (minimum)
left turn bay is recommended, along with protected/permissive signal phasing. With this treatment, the
westbound left turn V/C is projected to improve to a V/C of 0.60 (LOS “C”).
The northbound right turning queues have also been reviewed for this location. During the peak hours, a
95th percentile queue of 51.5m may occasionally occur during peak pick-up/drop-off periods. However,
this queue length is expected to be accommodated by the link distance from Braid Street to the rear lane
(approximately 65m).
It is noted an Urban Academy crossing guard will be provided at this intersection during the school’s peak
pick-up/drop-off periods.
Rousseau Street at Lane
The intersection of Rousseau Street at the Lane is expected to operate at LOS “A” for all evaluated peak
hours. During the school peak hours, there may be instances where southbound left turning vehicles shall
experience queues of 22.5m. However, this queue length is not expected to extend upstream to Braid
Street if the intersection is kept clear. As such, Bunt recommends Urban Academy provide staff (e.g. a
crossing guard) during the peak pick-up/drop-off periods to ensure northbound motorists do not block
the intersection.
Rousseau Street at Major Street
The intersection of Rousseau Street at Major Street is expected to operate at LOS “A” for all evaluated peak
hours. No improvements are required to achieve satisfactory LOS.
Based on the analysis and recommendations outlined in this study, it is concluded that the proposed form
and density of the proposed development can be supported from a transportation perspective.
Rousseau Street at Braid Street – Northbound Right Turn Lane Sensitivity Analysis
The intersection of Rousseau Street at Braid Street shall operate at LOS “C” with or without the provision of
an exclusive northbound right turn lane. However, the added northbound right turn lane slightly improves
the queue lengths and V/C ratios for both the westbound lefts and northbound rights. If a 50m
northbound right turn lane is provided for Rousseau Street at Braid Street, the remaining distance of 15m
(which must also include a 6m distance north of the lane) will only a drop-off zone to accommodate 1-2
vehicles. It is our understanding this provision shall continue to be discussed with City staff.
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Attachment 10
Engineering Memo - Off Site
Works and Services
Requirements

Memorandum
To:

Rupinder Basi
Senior Planner

Date: April 12, 2016

From:

Hardeep Maghera
Engineering Technologist

File:

PRJ-006129

Subject: Off-Site Works and Services Requirements for 100 Braid Street –
OCP00014/ REZ000125

The Engineering Department has reviewed the plans prepared by HMCA Architecture +
Design dated February 1, 2016 for an OCP amendment and Rezoning application at
100 Braid Street. In order for the Engineering Department to support the proposed OCP
amendment and Rezoning the developer will need to satisfy the following requirements:
i.

Provide the City with the water, storm and sanitary demands for the site. At
the developer’s expense, the City’s consultant, AECOM will confirm the
capacities are suitable for the proposed development. The fee for this service
is currently $4,777.50 including GST.

ii.

The developer shall address/ implement all recommendations that are
identified in the Transportation Study prepared by Bunt & Associates
Engineering (BC) Ltd. and accepted by the City.

Under the Subdivision and Development Control Bylaw No. 7142, 2007 and the 1989
New Westminster Redevelopment Act, the proponent for the subject property will be
required to enter into a Works and Services Agreement with the City addressing the
following off-site servicing requirements prior to issuance of building permit:
1. The preparation of detailed design drawings by a qualified Professional Engineer for
the off-site works and services to the satisfaction of the City and accordance with the
following:




City of New Westminster Engineering Design Criteria
Master Municipal Construction Documents (MMCD)
City of New Westminster Supplementary Specifications and Detail
Drawings.

The off-site works shall include but are not necessarily limited to:
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ROADWORKS
1.1. Re-construction of all road frontage including sidewalk, pavement, street lighting,
curb and gutter as required.
Driveway Access
The proposed new driveway access off the adjacent lane is acceptable as shown on the
plans.
Braid Street
a. Re-construction of Braid Street road frontage complete with new
sidewalk, trees, landscaping complete with irrigation, street lighting,
curb and gutter. If the pavement structure is proven suitable the
minimum requirement shall be a full depth mill and pave.
 Developer to provide a cash in lieu contribution for full paving and
pavement structure for a lane width fronting the development on
Braid Street.
 Provide street trees in accordance with the current City approved
100 Braid Street – Design Guidelines.
 Sidewalk shall be minimum 2.5m clear of obstructions.
 Developer is responsible for any signal, intersection, pedestrian
and/or cyclist upgrades identified through the Transportation review
process.
Rousseau Street
b. Re-construction of Rousseau Street road frontage curb to curb
complete with new pavement based on Benkelman Beam testing,
sidewalk, trees, landscaping complete with irrigation, street lighting,
curb and gutter. If the
 If the pavement structure is proven suitable the minimum
requirement shall be a full depth mill and pave.
 Provide street trees in accordance with the current City approved
100 Braid Street – Design Guidelines.
 Sidewalk shall be minimum 2.0m clear of obstructions.
Lane (South)
c. Re-construction of the lane road frontage curb to curb complete with
new pavement based on Benkelman Beam testing, sidewalk, trees,
landscaping complete with irrigation, street lighting, curb and gutter.
 If the pavement structure is proven suitable the minimum
requirement shall be a full depth mill and pave.
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Provide street trees in accordance with the current City approved
100 Braid Street – Design Guidelines.
Sidewalk shall be minimum 1.5m clear of obstructions.
Property dedications and statutory rights of way will be determined
through the subdivision process of this development.

STREETLIGHTING
1.2. Review existing and if necessary provision of street lighting in accordance with
City of New Westminster Design Criteria and “American National Standard
Practice for Roadway Lighting, IES RP-8-00”on all frontages. All roadways,
parking facilities, pedestrian walkways shall be illuminated for safety and to
produce accurate and comfortable night time visibility to the satisfaction of the
Director of Engineering. Energy efficient lighting such as LED is encouraged
along the site frontage.
UNDERGROUND UTILITY SERVICING
1.3. Provision of an adequate single water service connection for the development.
Existing facilities which are undersized or inadequate to provide the necessary
water demand must be upgraded at the Developer’s expense to accommodate
the development. Size and location to be determined by the Developer’s
Consulting Engineer and approved by the City.
1.4. Provision of an adequate single sanitary sewer connection for the development
complete with an inspection chamber at property line. Existing facilities which
are undersized or inadequate to accept additional drainage must be upgraded at
the Developer’s expense to accommodate the design flows.
1.5. Provision of an adequate single storm sewer connection for the development
complete with an inspection chamber at property line. Existing facilities which
are undersized or inadequate to accept additional drainage must be upgraded at
the Developer’s expense to accommodate the design flows. Best Management
Practices shall be applied to control the post development flows. Service
location and size to be determined by the Developer’s Consulting Engineer and
approved by the City.
1.6. All costs associated with the design and replacement of the existing overhead
electrical, telephone and cablevision utilities with an underground system along
the development frontages. For further information please contact Arne Hannula
in the City Electrical Operations Department at (604) 527-4531.
TREES
1.7. Provision of trees and landscaping in the sidewalk in grates. This will require
preparation of the boulevards with a root zone complete with structural soil mix
or the use of soil cells and irrigation for the trees fronting the property. Where
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appropriate use Silva Cell technology. All trees are supplied and installed by
Parks at the developer’s cost. For further details please contact Claude Ledoux
in the Parks Department at (604) 527-4627.
2. The developer is required to enter into a Works and Services Agreement with the
City. The current cost for preparation of the Agreement is $1,640.00 plus GST and
an administration fee based on 4% of the estimate construction cost of the off-site
services.
3. We require a report from a qualified professional geotechnical engineer certifying
that the site can safely meet the Flood Construction Level requirements. Prior to
building permit approval the development must be certified by the geotechnical
engineer that it can be safely used for the intended residential use. There may be
additional requirements identified at the time of building permit application and the
developer should discuss any plans for new construction with the Building
Department.
4. A geotechnical engineer’s report will be required to identify and address off-site
preparation requirements for the satisfactory performance of all roads sidewalks,
underground utilities and other off-site servicing improvements. At the completion of
the site preparation the geotechnical engineer will be required to certify the off-site
works and services can be built within the tolerances outlined in the Master
Municipal Specifications and the Subdivision and Development Control Bylaw for the
designated design life of the infrastructure.
5. Developer to provide Construction and Traffic Management Plan to the City for
review and approval prior to the issuance of Building Permit.
6. Prior to any on-site work commencing the Developer shall submit acceptable shoring
drawings, Stormwater Management Plan and Sediment Control Plan in accordance
with the City’s Erosion and Sediment Control Bylaw 7754, 2015.
7. Execution and registration of any necessary easements or right of ways over the
lands.
8. The developer shall employ and retain a Professional Engineer to prepare and seal
design drawings; to provide a Resident Engineer for inspection of all design and
construction related problems; to prepare, certify and seal “As Built” drawings,
including landscape & irrigation drawings and to certify that all materials supplied
and works performed conform to City standards as contained within the Subdivision
and Development Control Bylaw and/or the Master Municipal Construction
Documents;
9. The developer will be required to post a security deposit for 120% of the estimated
construction cost of the off-site works in the form of an Irrevocable Letter of Credit or
cash deposit. The security deposit will be reduced once the off-site works are
completed to the satisfaction of the City less a 10% holdback. Upon issuance of a
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Certificate of Completion by the City, the 10% security deposit will be held for a two
year maintenance period.
10. Under the Works and Services Agreement the developer will be required to sign
Work Orders and pay deposits towards the following works:






Watermain tie-in(s) and cap-off(s) to be done by the City.
Storm and Sanitary connections and cap-off(s) to be done by the City.
Emergency work and signage deposit ($5,000.00).
Water meter (size to be determined by the Developer’s mechanical consultant)
Installation of underground electrical and telephone dip servicing for the
proposed development acceptable to the City.

Should you require any further detail or have any questions or concerns regarding this
memo please do not hesitate to contact me.
Thank you,

Hardeep S. Maghera, A.Sc.T
cc

J. Lowrie, Director of Engineering
E. Wat, Manager of Infrastructure Planning
C. Dobrescu, Utilities and Special Projects Engineer
S. Blore, Engineering Technologist
C. Ledoux, Parks and Horticulture Manager
J. Drabyk, Permit Coordinator
A. Hannula, Electrical Distribution Planning Supervisor
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Attachment 11
Draft March 22, 2016 NWDP
Meeting Minutes

NEW WESTMINSTER DESIGN PANEL
Tuesday, March 22th, 2016 3:00 p.m.
Committee Room No. 2
MINUTES
MEMBERS PRESENT:
Meredith Mitchell
David Roppel

Rodney Maas

- Chair, BC Society of Landscape Architects
- Vice Chair, Development Industry Representative
(UDI)
- AIBC Representative (arrived at 3:05 p.m.)
- Architectural Institute of BC
- BC Society of Landscape Architects (arrived at 3:04
p.m.)
- Architectural Institute of BC

REGRETS:
Robert Duke

- AIBC Representative

GUESTS:
Evan Allegretto
Cheryl e Beaumont
Derek Lee
Andrew Rozen
Karen Marler
Paul Grant

-Wesgroup Properties
-Head of School, Urban Academy
-PWL Landscape Architect
-HCMA Architecture + Design
-HCMA Architecture + Design
-Grant Architecture Studio

STAFF:
Rupinder Basi
Debbie Johnstone

- Senior Development Planner
- Committee Clerk

Donald Andrew
Maranatha Coulas
Maria Fish

The meeting was called to order at 3:01 p.m.
1.0

ADDITIONS TO AGENDA
There were no additions.
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Attachment 12
Draft April 19, 2016 APC
Meeting Minutes

4.4

100 Braid Street
Rupinder Basi, Senior Planner, summarized a report dated April 18, 2016,
regarding an OCP Amendment and Rezoning application received for 100 Braid
Street for the purposes of facilitating the development of a 60,000 square feet
(5,570 square metres) school, 202,900 square feet (18,850 square metres) of
residential density, and 4,300 square feet of artist gallery/studio space.

Mr. Basi advised that notification had been sent to the following:
-the surrounding neighbourhood within 100 metres (91 notices);
-All Residents’ Associations;
-the Board of School Trustees;
-Superintendent of Schools; and
-the New Westminster Heritage Preservation Society
Evan Allegretto, Wesgroup Properties, and Cheryle Beaumont, Urban Academy,
provided an overview of the proposal, and reported the following additional
information:
 A previous application to expand the Urban Academy school located in
Queen’s Park was unsuccessful;
 The school worked to incorporate the previous comments provided by
Council and the Advisory Planning Committee to find a location that could
better facilitate the development;
 A traffic expert had been hired and comprehensive studies regarding traffic
analysis in the area have been conducted;
 Development permits for Urban Academy and the Wesgroup building
would be obtained separately; and,
 The proposed art gallery would be owned by Wesgroup Properties, and
would be leased to artists or an arts organization at an affordable rate.
Following questions from the commission, Mr. Basi and Bev Grieve, Director of
Developmental Services, provided the following information:
 A letter of intent from Urban Academy has been provided regarding their
proposal to provide accessible community space to the public; however, it
is not anticipated that a formal agreement would be put in place for
enforcing this proposal. This would be considered by Council;
 A large focus has been placed on traffic in the area and a major
transportation study for the Sapperton area is currently underway; and,
Doc#860148
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 Traffic patterns from Urban Academy may only be affected twice a day,
with pick up and drop off times.
Susan Greig, owner of 100 Braid Street Studios and Gallery, expressed
concerns regarding the future of her art studio in light of this development, noting
that she currently sublets 16 suites to working artists in the community. While
Ms. Greig appreciates that Wesgroup has made attempts to accommodate the arts
with their future development, their efforts may not be adequate enough to
maintain a viable business. Ms. Greig also expressed concerns with regard to the
historical value of the site, suggesting that the City could make additional efforts
to maintain the heritage buildings located on the site. Lastly, Ms. Greig expressed
concerns regarding traffic and parking in the area, which she feels is already a key
issue for the area.
Mr. Allegretto, Wesgroup Properties, advised that attempts had been made to
accommodate Ms. Greig and her studio; however, issues regarding the available
size for the studio and adequate parking for studio related events are unresolved.
With regard to the heritage elements of the property, Mr. Allegreto expressed that
research suggested that the heritage value was in the land, and not in the building.
A plaque or art piece could be implemented to pay homage to the history of the
site.
Jerry Mandoli, Resident, expressed concerns regarding the heavy traffic in the
area and how that could affect student safety. Mr. Mandoli suggested that Urban
Academy could investigate additional locations that could better accommodate the
school.
In response to Mr. Mandoli’s concerns, Mr. Allegretto stated that safety would be
a top priority for the school.
Amiur Fais, Resident, expressed concerns regarding traffic and safety issues, as
well as the additional noise a school could bring to the area.
Deborah Mackenzie, Chair of Board at Urban Academy and Resident,
provided a brief overview of the issues that Urban Academy had experienced
while trying to expand their school in the Queen’s Park location. Following this,
the school had investigated other location options; however, they feel that 100
Braid Street is an ideal location for the school. Ms. Mackenzie suggested that the
school could be a valuable addition to the Sapperton area.
Jason Vanderhill, Historian, reported that he had been contacted by Ms. Greig to
provide additional research regarding the historical background of the Winery
Building for the BC Distillery (100 Braid Street). Mr. Vanderhill expressed that
Doc#860148
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the heritage value of the building has been discounted, and that the area would
benefit from retaining the historical building.
In response to Mr. Vanderhill’s concerns, Mr. Allegretto advised that the historic
value for the area was in the land and not in the building.
Murdell Rampton, Burnaby Resident, expressed concerns regarding the loss of
easily accessible and affordable artist space in New Westminster. Ms. Rampton is
a working artist at the 100 Braid Street Studios, and has invested both time and
resources into the New Westminster arts community. Reducing the size of the
artistic space available could negatively affect Ms. Rampton and other members of
the artistic community.
Shane Aitken, Resident, explained that his daughter attends Urban Academy.
Mr. Aitken expressed his regrets for the artists that would be inconvenienced with
the development; however, Urban Academy is an arts infused school that could
continue to bring artistic value to the community.
Mr. Allegretto clarified that the Wesgroup building would not be moving ahead as
quickly as the Urban Academy project; therefore, a timeline for the arts studio has
not been determined. Until Wesgroup is ready to move forward with their
development there would be no effect on the 100 Braid Street Studios and Gallery.
Discussion ensued, and the Commission provided the following comments:
 Regrets were expressed with regard to Susan Greig and the potential loss of
art space for her studio;
 The traffic issues for the area have been well researched and the plan for
the development seems to be adequate;
 Traffic from the Sapperton Green development would likely be the
predominant issue for the area;
 The massing of the project with the mixed school and residential area is
suitable;
 Concerns with student safety could be addressed through the buildings
design and site plan; and,
 Support was expressed for Urban Academy and the contribution that it
brings to New Westminster.
MOVED and SECONDED
THAT the OCP Amendment and Rezoning application for 100 Braid Street be
supported.
CARRIED.
All members of the Commission present voted in favour of the motion.
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Engineering
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

5/2/2016

From:

Beverly Grieve
Director of Development Services

File:

REZ00120

Item #:

35/2016

Subject:

200, 228 Nelson's Crescent, 258 and 268 Nelson's Court and 230 Keary
Street (Brewery District): Rezoning - Bylaw for Consideration of First
and Second Readings

RECOMMENDATION
THAT the Land Use and Planning Committee recommend that Council consider
Zoning Amendment Bylaw 7841, 2016 for First and Second Reading and forward the
bylaw to a Public Hearing on May 30, 2016.

EXECUTIVE SUMMARY
The applicants (Wesgroup) are proposing to amend the existing Village at Historic Sapperton
Comprehensive Development Districts (C-CD-3) zoning for the Brewery District Site in
order to add 3,902 sq.m. (42,000 sq.ft.) of additional site density to future proposed
Buildings 6 and 7 in exchange for the provision of 7,804 sq.m. (84,000 sq.ft.) of secured
market rental housing within Building 5 (228 Nelson’s Court - Sub-district 3(b)).
In order to facilitate the additional density and design more slender buildings, the applicants
are also proposing to increase the maximum permitted building height and buildable area for
Buildings 6 and 7 (Sub-districts 3(a) and 4). As part of the rezoning application, the
applicants are also proposing to increase the permitted building height for Building 8 to
better match the existing permitted density, and to add “microbrewery, winery, and
distillery” and “commercial school” to the list of permitted uses within Sub-districts 1a and
1b. The applicants are also proposing to provide a minimum requirement for “health care
office” and/or “medical and health-care clinic” space within Sub-districts 1a, 1b, 3a, and 4.
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The applicants are also proposing a Master Development Permit amendment to facilitate
additional underground parking in order to respond to market demand related to larger, more
family-friendly units. The proposals would satisfy the Official Community Plan land use
designation.
The application has been supported by the New Westminster Design Panel, the Advisory
Planning Commission and the proposal has been presented to the McBride-Sapperton
Residents’ Association.
PROPOSAL
The applicant proposes to amend the existing C-CD-3 zoning and amend the Master
Development Permit for the Brewery District Site.
1. POLICY AND REGULATIONS
1.1 OCP Land Use Designation:

The proposal fits the site’s Official Community Plan land use designation which is (MRCH)
Mixed Residential, Commercial and Health Care. The plan describes this designation as:
(MRCH) Mixed Residential, Commercial and Health Care: This area will be used
for large site mixed use comprehensive development which must include multi-family
residential, commercial, retail, and health care offices and facilities, and may include
other business and professional offices.
1.2 Zoning Bylaw:

The site is zoned Village at Historic Sapperton Comprehensive Development Districts (CCD-3). In regards to the Buildings 6, 7, and 8, the zoning allows a base density and
maximum permitted height, as follows:
 Building 6 (Sub-district 3(c)) – 54.9 m. (180 feet); 17,587 sq.m. (189,300
sq.ft.)
 Building 7 (Sub-district 4) – 91.4 m. (300 feet); 25,957 sq.m. (279,400 sq.ft.)
 Building 8 (Sub-district 1(a)) – 38.1 m. (125 feet); 27,871 sq.m. (300,000
sq.ft.)
The existing C-CD-3 zoning has a density transfer provision between 268 Nelson’s Court
(Sub-district 4) and the residential buildings located at 200, 228, and 258 Nelson’s Court
(Sub-districts 3c, 3b, and 3a respectively). The applicant has utilized portions of the
maximum 4,794 sq.m. (51,600 sq. ft.), available to transfer, to increase density of building 4
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(Sub-district 3(c)) and Building 5 (Sub-district 3(b)). To date, this includes 1,174 sq.m.
(12,636 sq.ft.) to Building 4 and 2,772 sq.m. (29,838 sq.ft.) which is proposed for Building
5. Given the applicant’s proposal to clearly define maximum permitted building heights for
the C-CD-3 zone, this density transfer provision will be removed as part of the proposed
Rezoning application.
A copy of the existing C-CD-3 Zoning Schedule is attached to this report (see Appendix 2).
1.3 Development Permit Area:

The site is designated as part of Commercial and Mixed Use Development Permit Area # 10
– Village at Historic Sapperton and is also subject to the design guidelines referenced in the
Master Development Permit. The intent of the Development Permit Area Designation is:
Lands in this development permit area are designated for the purpose of establishing
objectives for the orderly and sequential development of large sites and for providing
guidelines for the form and character of commercial, health care services and multi family residential development.
All proposed designs of buildings in the Brewery District are reviewed by the New
Westminster Design Panel in light of the design guidelines attached to the Master
Development Permit.
A copy of the OCP Development Permit Area designation and the Master Development
Permit are attached to this report (see Appendix 3).
1.4 Secured Market Rental Housing Policy

The City adopted the Secured Market Rental Housing Policy on May 13, 2013. The
strategies and actions outlined in the policy are aimed at retaining, renewing, and enhancing
the supply of secured rental housing within the city.
1.5 Family-Friendly Housing Bylaw

As per the Family-Friendly Housing Bylaw No. 7741, 2015, 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. Multiunit apartment buildings (rental) are required to have a minimum of 25% two and three
bedroom units, of which 5% of the total dwelling units shall have three bedrooms or more.
The Brewery District development is exempt from these requirements since it is a Master
Planned development where the initial rezoning took place prior to the adoption of the
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Family-Friendly Housing Bylaw. However, the applicant has been working cooperatively
with staff in examining opportunities to add family-friendly, two and three bedroom units, to
the site.
1.6 Economic Health Care Cluster (IDEA Centre)

The proposed Rezoning Application and Master Development Permit amendment both
support the City’s initiative to build on and support the existing and new investment in the
Royal Columbian Hospital by providing a high quality residential opportunity adjacent to the
hospital as well as the provision for future employment space for offices, schools and
commercial amenities. The proposal also entails an increase in the amount of underground
parking within the Brewery District in order to minimize on-street parking congestion within
the surrounding neighbourhood.
2. BACKGROUND
2.1

Site Characteristics and Context:

The Brewery District site is triangular with frontage on Keary Street, Brunette Avenue and
East Columbia Street. The elevation of the site has been raised to address East Columbia
Street and Keary Street. The site is bounded by the Royal Columbian Hospital, the Braid
Industrial Area, and residential.
2.2

Project Description:

2.4.a Rezoning Application
In summary, the rezoning application entails the following proposed amendments:


Add an additional 3,902 sq.m. (42,000 sq.ft.) of density to future residential sub-districts
3a and 4 (Building 6 and 7) in exchange for the provision of 7804 sq.m. (84,000 sq.ft.)
of secured market rental housing within Building 5, as per the City’s Secured Market
Rental Policy.
o The additional density would amount to 1,584 sq.m. (17,045 sq. ft.) of additional
density to Building 6 (Sub-district 3(a)) and 2,263 sq.m. (24,360 sq. ft.) of additional
density to Building 7.



To accommodate the additional density, the applicants are proposing to increase the
maximum permitted building height for Building 6 from 54.9 m. (180 ft.) to 74.7 m.
(245 ft.) and for Building 7 from 91.4 m. (300 ft.) to 97.5 m. (320 ft.), as shown to the
community under Scenario 4.
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Text amendment to the permitted uses for Sub-District 1a (Building 8) to allow for a
“microbrewery, winery, and distillery” and “commercial school”.



Remove Density Transfer Provision



Text Amendment to include a requirement to provide a minimum buildable area of
65,000 sq.ft. of “health care office” and/ “medical clinic and health-care clinic” within
Sub-districts 1(a), 1(b), 3(a), and 4.

2.2.b Master Development Permit Amendment
The applicants have also submitted a Master Development Permit Application Amendment
to update the Master Parking Plan (see Appendix 5) in order to increase the amount of
underground parking from 1768 stalls to 2075 Stalls. Wesgroup is proposing this increase in
parking in order to accommodate the proposed 3,902 sq.m. (42,000 sq.ft.) increase in overall
site density, to reduce impacts on neighbourhood street parking, and to address current
market demand for larger 2 and 3 bedroom units.
3.5

Project Statistics:

Max.
Buildable
Area
Site Area

Building 4
(DP
Approved)
8,055 m2
(86,700 ft2)
3,702 m2
(39,483 ft 2)

Less
Rental
Density
(Proposed)
Rental
Exclusion
– GFA
transferred
(Proposed)
Transferred 1,174 m2
Density (as (12,636 ft 2)
per Sec.
581.4 of CCD-3
Zone)
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Building 5
(DP in
process)
12,588 m2
(135,500
ft2)
3,188 m2
(34,313 ft 2)
-3,847 m2
(-41,405 ft2)

Building 6
(Future
Phase)
17,587 m2
(189,300
ft2 )
5,077 m2
(54,649 ft 2)

Building 7
(Future
Phase)
25,957 m2
(279,400
ft2)
4,598 m2
(49,490 ft2)

1,584 m2
2,263 m2
(17,045 ft 2) (24,360 ft2)

2,772 m2
(29,838 ft 2)

0

-3,946 m2
(-42,474
ft2)

Building 8
(Future
Phase)
27,871 m2
(300,000
ft2 )
3,979 m2
(42,831 ft 2)
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Proposed
Height
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Proposed.
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Coverage
%
(Proposed)
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54.9 m.
(180 ft.)

54.9 m.
(180 ft.)

54.9 m.
(180 ft.)

91.4 m.
(300 ft.)

38.1 m.
(125 ft.)

47.6 m.
(156.2 ft.)

53.6 m.
(176 ft.)

74.7 m.
(245 ft.)

97.5 m.
(320 ft.)

59.4 m.
(195 ft.)

887 m2
(9,548 ft2)

908 m2
(9,770 ft 2)

1,127 m2
1,010 m2
1,394 m2
(12,130 ft 2) (10,870 ft2) (15,000 ft 2)

24%

28%

22%

22%

35%

4.5 Provision of Secured Market Rental Housing

The applicant wishes to provide 7,804 sq.m. (84,000 sq.ft.) of secured rental housing within
Building 5. In order to offset the cost for providing secured market rental, the applicants are
requesting additional market condominium density of 3,902 sq.m. (42,000 sq.ft.). Such
density increase is consistent with the incentives offered in the policy given that the applicant
has agreed to provide Long Term Secured Market Rental Housing. The proposed rental units
will be secured for 60 years or life of building, there will be restrictions placed on
stratification, and the rental units will be owned and managed by one entity. The applicant
has indicated that the tenants will be given the same opportunities to use the 1,115 sq.m.
(12,000 sq.ft.) shared community amenity space that is being developed on the Brewery
District site at half the cost of what owners within the future strata corporations will play.
On April 4, 2016, a Housing Agreement Principles Report was presented to Council. A copy
of the principles that were approved by Council have been attached to this report (see
Attachment 11). The details of the Housing Agreement will be worked out through the
rezoning application process and then presented to Council for consideration prior to the
final adoption of the Rezoning Application.
5.5 Family-Friendly Rental Units

Although exempted from Family Friendly Housing Bylaw, the proponents have indicated
that they will be providing three bedroom rental units within the secured market rental
portion of the proposed Building 5. Over 12% of the residential units in Building 5 will be
three bedroom units and over 50% of the overall units will be two and three bedroom units.
This exceeds the requirements of the Family-Friendly Housing Bylaw.
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3. DISCUSSION
3.1 Additional Height for Buildings 6, 7, and 8

As outlined in Appendix 2, Wesgroup engaged the neighbourhood to provide feedback on
four options to allocate the proposed additional 3,902 sq.m. (42,000 sq.ft.) of residential
density on the site. The applicant also presented the same four scenarios to the New
Westminster Design Panel for input. The drawings submitted as part of this Rezoning
application reflect the prevailing preferred option (Scenario 4). This option proposes to add
more height to Buildings 6 and 7 but would result in the smallest average floorplates.
The applicant are also proposing to increase the maximum permitted height of Building 8
(Sub-district 1(a)) since the current maximum zoning height is not sufficient to allow all of
the permitted density of 27,871 sq.m. (300,000 sq.ft.). To address this issue and facilitate a
building height which better matches the permitted density, Wesgroup is proposing to amend
the maximum permitted height for Sub-District 1a from 38.1 m. (125ft.) to 59.4 m. (195ft).
This in turn would help provide for a building with a smaller floorplate as opposed to having
a shorter and wider building.
Below is a summary of the proposed floorplate sizes for Building 6, 7, and 8.
Building 6
Level 1

Level 2

Level 3 to 7

Level 8 to
23
Level 24 to
25

Building 7
1,127 sq.m.
Level
1,010 sq.m.
(12,130 sq.ft.) 1
(10,870
sq.ft.)
1,058 sq.m.
Level
941 sq.m.
(11,390 sq.ft.) 2
(10,129
sq.ft.)
1,010 sq.m.
Level
1,010 sq.m.
(10,870 sq.ft.) 3 to 9
(10,870
sq.ft.)
694 sq.m.
Level
694 sq.m.
(7,475 sq.ft.)
9 to 29 (7,475
sq.ft.)
585 sq.m.
Level
590 sq.m.
(6,300 sq.ft.)
30 to
(6,350
32
sq.ft.)

Building 8
Level 1 2,229 sq.m.
to 10
(24,000 sq.ft.)
Level
1,394 sq.m.
11 to 14 (15,000 sq.ft.)

Staff has been working with the applicants to ensure that the new proposed heights,
maximum gross floor area, and tower floorplate sizes are clearly articulated within the
proposed zoning bylaw text amendment. This should help address past community concerns
regarding the height of buildings not being properly communicated as part of the original
rezoning application process for the Brewery District.
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The applicants proposal for increasing the building heights for Building 6, 7, and 8 has been
discussed with the Royal Columbian Hospital design team in light of the future heliport
relocation. It has been determined that this rezoning application would not conflict with the
future RCH heliport flight path.
3.2 “Commercial School” and “Microbrewery, Winery, and Distillery”

The applicants are also proposing to add new permitted uses within Sub-District 1(a)
(Building 8 – closest to RCH). These include the following:
Microbrewery, winery, distillery – Wesgroup has received a number of inquiries in regards
to opening up a microbrewery at the Brewer District. As such, the applicant is proposing that
this type of use be permitted at the ground level of Building 8. This would be in keeping
with the history of the site which was previously the Labatt Brewery and source of the name
of the development.
Commercial School – Wesgroup anticipates demand for office space from schools which
may provide educational services for aspiring health professionals, as well as other
professional services. The applicant indicates that such uses would complement the work
that is being undertaken as part of the Economic Health Care Cluster initiative. Staff would
work with the applicant in examining this proposed text amendment in light of the EHCC to
identify opportunities for ensuring that this proposed text amendment to widen the types of
school uses on site is consistent the objectives of creating an economically vibrant health
cluster in New Westminster.
A copy of the proposed Zoning Amendment Bylaw No. 7841, 2016 has been attached to this
report (see Appendix 7).
3.3 Securing the provision of “health care office” and “medical and health-care clinic”

As directed by Council on April 25, 2016, the proposed rezoning application also includes a
text amendment to secure a minimum buildable area of 65,000 sq.ft. of “health care office”
and/or “medical and health-care clinic” within Sub-Districts 1(a), 1(b), 3(a), and 4. This is
being required in order to achieve the requirements originally outlined within the Master
Development Permit for the Brewery District site for residential phasing to occur. As
indicated by the applicant, there is already 77,000 sq.ft. of health-related space on the site
which leaves a remainder of 48,000 sq.ft. yet to be provided. With the proposed amendment,
the amount of health-related space could potentially exceed the original 125,000 sq.ft.
outlined within the Master Development Permit and would help further support the
Economic Health Care Cluster (IDEA Centre) initiate and the RCH Redevelopment.
3.4 Voluntary Amenity Contribution

The applicants have offered to provide a voluntary amenity contribution as part of this
proposed rezoning application in the amount of $300,000.
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As per the City’s Guidelines for Staff Evaluation of Voluntary Amenity Contributions, staff
will evaluate the VAC proposal in light of the City’s long range planning objectives and
report back to Council.
3.5 Increase in Underground Parking for Brewery District

3.4.a Parking Increase Rationale
As indicated by the applicants the increase in parking is being proposed in order to respond
to current demand for parking, specifically in response to the following reasons:
1. Potential Impacts on Neighbourhood street parking – After selling Building 4,
Wesgroup have found that even though the Brewery District is on the SkyTrain,
purchasers require more parking than one stall per unit. Purchasers may not use their
cars because of the SkyTrain, but they still need stalls for “car storage” as they are not
yet 100% car free. Without increasing parking counts, Wesgroup believes that people
living in the Brewery District may end up parking in the neighbourhood.
2. Increased number of residential units - Due to the proposed Rezoning Application to
add an additional 42,000 sq.ft. of residential density.
3. Current market demand for condo purchasers specifically for larger two or three
bedroom homes – With the introduction of the Family-Friendly Housing Bylaw and
changes in market demand, Wesgroup plans to introduce larger, two and three
bedroom units to the Brewery District development. Wesgroup has indicated that
most purchasers of two or three bedroom homes typically require more than one stall
per unit.
3.4.b Applicant Traffic Analysis
Wesgroup has retained a traffic engineer to review the additional proposed density (42,000
sq.ft.) and changes to the parking counts and they have concluded the following as part of
their preliminary traffic analysis:
1. The proposal to add 42,000 sq.ft. of additional site density translates to an average of
less than one (1) added vehicle trip per minute.
2. The proposal to increase the amount of underground parking to 2,075 parking stalls
equates to approximately 1.5/unit (1.3/unit for residents plus 0.2/unit for visitors).
3. The parking supply rate of 1.3/unit generally falls in line with the survey findings
from the Metro Vancouver Parking Study. Additionally, the 1.3/unit provision is
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appropriate for the larger unit sizes offered by the development and is still less than
British Columbia’s average number of vehicles per household (1.43).
4. It is the Traffic Engineer’s (Wesgroup consultant) opinion that the proposed parking
supply (1.3/unit) is appropriate for the development and is not expected to result in
any traffic impacts.
The updated draft Master Parking Plan and preliminary traffic analysis have been attached to
this report (see Appendix 5). These have been reviewed and accepted by the City’s
Engineering Department.
As part of the Traffic Analysis, Wesgroup is investigating the option of creating an access
off of Keary Street for future Buildings 7 (Sub-district 4) and Building 8 (Sub-district 1a).
This proposal is being discussed with the Transportation Division in light of the future RCH
Expansion and will be further examined part of future Development Permits for these two
sites.
3.6 Pre-Application Public Engagement

Prior to the formal rezoning application, Wesgroup retained Rockandel & Associates to
develop a comprehensive public engagement strategy which was submitted to staff in August
2015. Meetings/interviews were held with City staff and key neighbourhood contacts prior
to submitting a formal application to understand how people perceive the potential impacts
of the proposed development, the outcome that they hope for, how they prefer to receive
information, and to gain better insight into the way in which the community would like to be
engaged.
The applicants have provided a Consultation Summary Report prepared by Rockandel &
Associates which outlines all of the community engagement that has occurred to date for
Wesgroup’s rezoning proposal (See Appendix 3).
3.5.a Notification Methods
i.

November 21, 23, December 2, 2015: McBride Sapperton Neighbourhood
Association email notification to members of workshops on November 25 and
December 1 and reminder of Wesgroup’s online consultation and input opportunities
on four rezoning options and VAC amenities

ii.

November 9 and 20, 2015: Social Media post of invite on Wesgroup Twitter and
Facebook

iii.

November 12, 2015: Advertisement for November 25 and December 1 workshops in
New West Record Newspaper
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iv.

November 4 - 5, 2015: Canada Post Invitation Mail Drop of 4,750 postcards in New
Westminster

v.

November 4, 2015: Postcard hand delivery to medical, dental businesses including
posting on bulletin boards in business offices and community bulletin boards
including Starbucks and Save-On Foods.

vi.

November 4, 2015: Take Five coffee shop (in Brewery District) distribution of 75
postcards for customer pick up

vii.

Ongoing Twitter posting and sharing of photographs and related posts.

viii.

The engagement activities included two workshops (November 25, 2015 and
December 1, 2015 from 6-8 PM) that involved the community in a proactive
conversation about the next phase of the Brewery District, to explore what the future
might hold, and to get input on four possible options for development.

In addition, online consultation was hosted from November 1, 2015 to December 16, 2015
for those unable to attend the face-to-face consultation. An online site provided an overview
of the project; resources including the application, photos, and options; a discussion forum
with images of each option and an opportunity to provide input and ask questions; workshop
event notification and details.
3.5.b Pre Application Consultation Feedback

Based on the consultation that has occurred to date, the applicants indicate that there was a
clear preference amongst most people in attendance to:
1. Be clear about the heights and floor plates of the future buildings so that the
neighbourhood does not need to worry about the future development permits and
attending corresponding multiple public meetings.
2. Increase parking as it is beneficial and alleviates the need for street parking. It
provides storage for those who own a car but may occasionally use it. In the future if
car share programs become available in New Westminster, the strata corporations
could always convert visitor stalls to shared stalls provided that the minimum required
visitor parking spaces are still provided as per the Zoning Bylaw.
3. Delete the Master Development Permit clause that prevents more residential being
built before office is built. This is being addressed through the applicant’s
Development Permit Application and Master Development Permit for Building 5.
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4. Broaden the school use definition and include a brewery/brew pub in Building 8.
5. Voluntary Amenity Contributions: There were a number of innovative ideas for VAC
contributions, but no clear preference.
6. Support guaranteed rental as a benefit for the community.
7. Taller buildings preserved the most view corridors.
8. However, most participants were concerned about traffic that might be a result of this
development but also more broadly along Burnette Highway and in New
Westminster.
Independent of this engagement Wesgroup hired the Mustel Group to conduct market
research in June 2015. 200 residents of the Sapperton community were surveyed. The
executive overview notes that 81% supported the development, while 11% were opposed,
citing traffic congestion and over densification.
3.7 Public Consultation on Formal Rezoning Application (after formal application

submission)
On March 22, 2016, the applicant undertook another round of consultation to provide an
update to the community in regards to the rezoning application and proposed Master
Development Permit Amendment. The applicant undertook a back-to-back consultation
event which included a drop-in, community open house that ran from 5-7pm followed by a
presentation to the McBride-Sapperton Residents’ Association at 7pm. Both of these were
held at the top floor of the Translink Building in the Brewery District. A total of 12 people
attended the Open House while the Mc-Bride Sapperton Residents’ Association presentation
was attended by 16 people.
3.6.a Engagement Notification Methods

•
•
•
•

Early March - McBride Sapperton Neighbourhood Association email notification to
members of presentation/open house on March 22nd, 2016. Summary report sent in
advance of the meeting (see appendix for summary).
March 1st, 2016: Canada Post Invitation Mail Drop of 4,750 Postcards in New West
March 15th, 2016: Advertisement for March 22nd, 2016 open house in New West Record
Newspaper
March 7th and 8th, 2016 – Social media posts on Wesgroup and Brewery District
accounts
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3.6.b Formal Application Consultation Feedback

The following is an excerpt from the applicant’s Consultation Summary:
Concerns
 Increased traffic in and around New Westminster.
 Access to and from the development will compound traffic issues.
 People asked how traffic access into the Brewery District could be better designed to
decrease impacts to the neighbourhood.
 Some residents were concerned with view impacts.
 Several members of the McBride Sapperton Residents’ Association reiterated that
some people want thin towers with view corridors while others want lower buildings.
General Support
 There was continued support amongst those attending for guaranteed rental. Although
some people expressed concerns about the parking and traffic that would be generated
by the rental.
 MSRA participants were pleased with the level of consultation and the process.
 Supported the fixing for floor plates and building heights.
 Including a brewery/brew pub in building eight. The latter was supported
 VACs – connection to Sapperton Landing park was supported.
 Some residents were pleased with Wesgroup’s proposal to explore a new entrance for
future Buildings 7 and 8 off of Keary Street, as noted in the recent Transportation
Analysis (Appendix 5).
4. PROCESS
The application was first reviewed by the Land Use and Planning Committee on October 20,
2015
The application was first reviewed by Council on November 2, 2015.
The project was considered by the New Westminster Design Panel at their December 8, 2015
meeting. The proposed Rezoning Application was considered and supported by the Panel. A
copy of the December 8, 2015 NWDP Meeting Minutes have been attached (see
Attachment 8).
The proposed Rezoning Application was considered and supported by the Advisory Planning
Commission at their meeting on April 19, 2016. A copy of the draft APC Meeting Minutes
have been attached (see Attachment 9).
The applicant invited the McBride-Sapperton Residents’ Association (MSRA) to the preapplication public consultation meetings in November and December 2015. The applicant
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also attended and provided an information presentation at the MSRA meeting on March 22,
2016.
The proposed Rezoning Application has been reviewed by the Engineering Department (see
Attachment 10). As per the Engineering Memo, the offsite works and services required to
accommodate the additional density are consistent with the Development Agreement and
Subdivision and Works and Services Agreement that were put on title and implemented as
part of the original Brewery District Rezoning.
5. ADOPTION REQUIREMENTS
The following items will need to be addressed to the satisfaction of staff prior to the adoption
of the proposed Rezoning Application:
 Approval of the Housing Agreement by Council for the proposed Secured Market Rental
Housing in Building 5 and Registration of a Section 219 Covenant on Building 5 (228
Nelson’s Crescent)
 Issuance of the proposed Master Development Permit Amendment to increase the overall
parking for the Brewery District from 1,650 spaces to 2,075 spaces.
 Provision of a Voluntary Amenity Contribution in the amount of $300,000.00.
Engineering requirements are attached to this report as Appendix #6
6. OPTIONS
There are two options for LUPC’s consideration; they are:
1.

That The Land Use and Planning Committee recommend that Council consider
Zoning Amendment Bylaw 7841, 2016 for First and Second Reading and forward the
bylaw to a Public Hearing on May 30, 2016.

2.

That the Land Use and Planning Committee Provide staff with alternative feedback.

Staff recommends Option 1.
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Attachment 1
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Attachment 2
Existing C-CD-3 Zoning for Brewery
District and Sub-district Map

500

581.

C-CD-3

VILLAGE AT HISTORIC SAPPERTON COMPREHENSIVE
DEVELOPMENT DISTRICTS (C- CD - 3)
(B/L 7145, 2007)

Intent
581.1

To regulate use, density and building form of a nine-acre parcel to be developed as an
integrated, comprehensive mixed use site comprising residential, commercial, business and
professional offices and health care services and offices.

Permitted Uses
581.2

This C-CD-3 District is divided into eight sub-districts delineated, dimensioned and
identified by sub-district number on the Plan annexed to this Bylaw marked "Village at
Historic Sapperton Sub-Districts".
Subject to S. 581.7 the following uses and no others shall be permitted in a sub-district as set
out below:
Sub-districts 1(a) and 1(b) (Health Services):
 animal hospital;
 bank;
 business and professional offices;
 cafe and restaurant excluding drive-in restaurants and drive through
restaurants;
(B/L 7478, 2011)
 child care;
 child welfare facility;
 conference hotel;
 drug store;
 educational and philanthropic institutions;
 fitness and exercise centre;
 group living facility;
 health care office;
 hospital;
 medical and health care clinic;
 mental health facility;
 personal service establishments;
 private hospital;
 retail store;
 school; and
 veterinary clinic.
Sub-districts 2(a) and 2(b) (Pedestrian Oriented Mixed Use):
 animal grooming;
 animal hospital;
 apartment building;
 bank;
 business and professional offices;
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cafe and restaurant excluding drive-in restaurants and drive through
restaurants;
(B/L 7478, 2011)
child care in accordance with S. 170.13
community care facility;
congregate housing;
continuing care;
cottage breweries;
detached row house or townhouse;
drugstore;
educational and philanthropic institution;
elderly citizens' home;
fitness and exercise centre;
group living facility;
health care office;
home based business;
hospital;
hotel;
live-work units;
low rise apartment;
medical and health care clinic;
neighbourhood pub;
personal service establishments;
retail liquor store;
private hospital;
retail store;
row house;
student dormitory;
townhouse;
veterinary clinic; and
video store.

Sub-Districts 3(a), 3(b) and 3(c) (High Density Residential and Retail):
 apartment building;
 bank;
 business and professional office;
 cafe and restaurant excluding drive ins;
 child care in accordance with S. 170.13
 community care facility;
 congregate housing;
 continuing care;
 drugstore;
 elderly citizens I home,'
 fitness and exercise centres;
 group living facility;
 health care office;
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high rise apartment;
home based business;
hospital;
live/work units;
low rise apartment;
medical and health-care clinic;
multiple dwelling;
personal service establishments;
private hospital;
retail store;
row house;
student dormitory;
townhouse;
veterinary clinic; and
video store.

Sub-District 4 (Omnibus Uses):
All uses permitted in all sub-districts in this C-CD-3 Zone District, except for cottage
breweries, neighbourhood pub, and retail liquor store.
Height
581.3

The maximum height and site coverage of all buildings and structures in each sub-district
shall not exceed the height and site coverage set out below.

Sub-District

Height

Site
Coverage

Sub-districts 1(a) and 1(b) (Health Services)

125 ft

90%

Sub-districts 2(a) and 2(b) (Pedestrian Oriented MixedUse)

65 ft

70%

Sub-districts 3(a), 3(b) and 3(c) (High Density Residential
and Retail)

180 ft

45%

Sub-districts 4 (Omnibus Use)

300 ft

40%

Density
The Maximum Buildable Area in each sub-district shall not exceed the area in square
feet set out below:

581.4

Sub-District

Maximum Buildable Area

1(a) (Health Services)

300,000 square feet

1(b) (Health Services)

206,500 square feet
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2(a) (Pedestrian Oriented Mixed Use)

100,000 square feet

2(b) (Pedestrian Oriented Mixed Use)

43,600 square feet

3(a) (High Density Residential Retail)

189,300 square feet

3(b) (High Density Residential Retail)

135,500 square feet

3(c) (High Density Residential Retail)

86,700 square feet

4 (Omnibus Use)

279,400 square feet

(B/L 7447, 2010) (B/L 7457, 2011)
Transfer Density
581.4

The densities set out above for Sub-Districts 3(a), 3(b) and 3(c) are base densities that may
be increased by the provision of public amenity in respect of light, view, and open area,
resulting from any reduction in permitted buildable floor area in Sub-District 4 as follows:
Maximum Buildable Area in Sub-Districts 3(a), 3(b) and 3(c) may be increased up to a
maximum of 51,600 sq. ft. of residential use floor area (the "Transfer Density") provided
that there is an equal and corresponding reduction of the Maximum Buildable Area in SubDistrict 4, which reduction must be secured by a covenant granted by the owner of SubDistrict 4 to the City pursuant to S. 219 of the Land Title Act on terms satisfactory to the
City. The Transfer Density must be allocated to one or any of Sub-Districts 3(a), 3(b) and
3(c) in any proportion provided that no more than 31,000 sq. ft. of Transfer Density may be
allocated to anyone of Sub-District 3(a), 3(b) or 3(c).

Off-Street Parking
581. 5

Despite Section 150.2 of the bylaw, when the Maximum Buildable Area for all sub-districts
has been developed, the minimum number of off-street parking spaces provided on site must
be 1650, all of which spaces must comply with Sections 152.32 to and including Section
150.41 and Sections 150.44 to and including S. 150.65.

Siting of Uses and Restrictions on Density of Uses in Sub-Districts
581.7

a) in Sub-Districts l(a) and l(b), no "conference hotel" shall exceed a floor area of
112,000 Sq. feet;
b) in Sub-District 1(a), "business and professional offices" that are not "health
care office" or "medical and health-care clinic" as defined S. 581.9 shall not
exceed 25% of the Maximum Buildable Area in the Sub-District.
(B/L 7447, 2010)
c) in Sub-Districts 2(a) and 2(b) no uses except commercial uses shall be permitted
at grade level.
d) in all sub-districts, retail store use must have a minimum of 50% of total floor
area at grade level, and may have a balance of any floor area sited on the second
storey; and
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e) subject to subsection (b) hereof, all commercial uses in Sub-Districts 3(a), 3(b)
and 3(c) must be at grade level.
Subdivision
581.8

a) Lands within Sub-Districts l(a), 1(b), 2(a), 2(b) and 4 may only be subdivided
into parcels having the dimensions, shape, configuration, location and area of
Sub-Districts l(a), l(b), 2(a), 2(b) and 4; and
b) Lands in Sub-Districts 3(a), 3(b) and 3(c) may be subdivided into no more than 3
parcels provided that no parcel shall have an area less than 30,000 sq.ft.
Definitions

581.9

For the purposes of this C-CD-3 Zone:
"commercial use" means bank, business and professional offices, retail store, personal
service establishments, veterinary clinic and video store;
"conference hotel" means a hotel as defined in S. 120.92, and having both meeting
rooms and conference facilities, where the latter comprises a minimum of20% of the
floor area of the hotel;
"Maximum Buildable Area" means the sum of the horizontal/cross sectional area of all
buildings in a sub-district measured from the exterior face of exterior walls at all floor
levels of the buildings, except the following shall not be included:

2012 01 23

a)

The floor space located below the height datum or the natural grade of the site
used for automobile parking, vehicular access, maneuvering aisles, elevators or
stairs;

b)

The floor space located above the height datum or the natural grade of the site
used for required automobile parking, vehicular access, maneuvering aisles, and
elevator or stairs providing access exclusively thereto;

c)

The floor space of all portions of cellars or basements located below the height
datum or the natural grade of the site to be used for storage lockers, laundry
rooms, or containment of garbage in a purpose designed multiple dwelling;

d)

The floor space of all areas below datum or the natural grade of the site used for
mechanical, heating, ventilating, or air conditioning equipment;

e)

The floor space of those portions of a building or buildings above the height
datum used for mechanical purposes including elevator penthouses, but not to
exceed an area equal to ten percent (l 0%) of the site coverage;

f)

The total horizontal area of roof gardens, unenclosed balconies, porches,
sundecks, patios, cantilevered canopies, and other similar appurtenances which
are not enclosed by walls;

g)

The net floor area of those portions of purpose-designed multiple dwellings used
exclusively for recreational purposes up to but not exceeding five percent (5%)
of the permitted gross floor area for the site. The exemption for recreational
New Westminster Zoning Bylaw
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purposes includes the areas of an entrance lobby to a purpose-designed
apartment building, which are set aside specifically for meeting, reading,
relaxing and waiting purposes and whose continuing area and function is
guaranteed to the City through a covenant upon the title of the property.
"grade level" means the storey in a building that is closest to the ground;
"health care office" includes medical clinic and professional and service offices of health
care professionals and service providers, and without limitation includes, offices of
psychologists, physiotherapists, chiropractors, acupuncturists, herbalists, counselors,
massage therapists, massage providers, medical laboratories, and the sale, fitting and
supply of custom prosthetic devices, but does not include masseur or masseuse;
"medical and health-care clinic" includes a medical diagnostic and treatment facility for
the diagnosis, treatment, care and rehabilitation of addiction, injury, disease and mental
illness, and without limitation, includes offices of physicians and surgeons, dentists,
medical clinics, detoxification centres, methadone dispensing clinic, and private
hospital;
"residential use" means apartment building, congregate housing, elderly citizens home,
high-rise apartment, live-work units, low-rise apartment, multiple dwelling, row house
and townhouse;
"school" for the purpose of this Zone District, and despite S. 120, means a school,
college or university offering only programs, and certificates, diplomas, degrees or other
qualifications in health care sciences professions or practices and health care
administration, and health care research and development, and includes without
limitation, medicine, dentistry, nursing, dental assistants, physiotherapy, health
consulting, dental technology, and medical technology.
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Attachment 3
Existing OCP Development Permit Area
Designation and Master Development
Permit

Official Community Plan Development Permit Area Designation
The site is designated as part of Commercial and Mixed Use Development Permit Area
#8 Village at Historic Sapperton. This Development Permit Area is described as:
Special Conditions:
This development permit area is justified for large sites that are to be
comprehensively developed for mixed commercial, health care offices and health
care services, and multi-family residential development, and which require form,
design, and character guidelines to ensure internal cohesion in the provision of
integrated design, usable and attractive internal public access, open areas, and
public amenity; a balanced sequence of site development comprising commercial,
health care offices and services, and residential development; and to ensure that
siting external bulk and dimensions of buildings and structures and their impact on
light and view-blockage and on abutting streetscapes and adjacent developments
are reasonably mitigated.
Guidelines:







Development may be subject to conditions relating to the sequence and timing of
construction of various elements of a comprehensive development and of various
portions of large sites
On large development sites, consideration should be given to both public and
private access and movement throughout the site, and from abutting public
highways onto the site. Movement should include pedestrian and bicycle
opportunities
Adequately designed and improved green space, plaza areas and other amenities
for public use, and private open space should be integrated into large site
development
View corridors from street ends abutting large sites should be maintained where
possible to save both river views and long views
Building scale, bulk and height of buildings should be strategically allocated on
the site to enhance internal amenity and public access and other spaces for public
use; and siting and external design should define an external edge that is of
appropriate scale for the specific location and applicable topography.

CORPORATION OF THE CITY OF NEW WESTMINSTER
MASTER DEVELOPMENT PERMIT
VILLAGE AT HISTORIC SAPPERTON
This Master Development Pennit applies to lands situate in the Cit y of New Westminster,
designated as Village at Historic Sapperton Development Permit Area and legally
described on Schedule "A" (the "Lands").
For the purpose of this Master Development Permit the Lands are divided into eight sub
areas (the "Districts") each of which ts identified on Schedule "B" by numbers and letters
together with the boundaries of each Sub-District.
.
Subject to the by laws of the City of New Westminster and the regulations and
requirements of all public authorities having jurisdiction direction, the Lands must only
be developed and built on in the following sequence:
(a)

the Lands within Sub-Districts 1(a), 1(b), 2(a) and 2(b) may be built upon and
used at any time:

(b)

the Lands within Sub-Districts 3(a), 3(b) and 3(c) may be built upon and used at
any time for non-residential uses, and also may be built upon and used for
residential use up to but not exceeding 135,000 square feet of floor area for
residential use;

(c)

the Lands within Sub-Districts 3(a). 3(b) and 3(c) may be built upon and used for
residential use beyond 135.000 square feet upon all of the following conditions
being satisfied:
(i)

when at least 60.000 square feet of retail commercial floor area has been
constructed and an occupancy pennit issued therefore on Lands within
Sub-Districts 2(a) and 2(b);

(ii)

when a grocer)' store of at least 20,000 square feet in floor area has been
constructed, an occupancy pennit issued therefore, the grocery store has
commenced operation and is open to the public in one of Sub-Districts
1(a), 2(a) or 2(b); and

(iii)

when at least 125,000 square feet of health related office space has been
constructed, an occupancy permit issued therefore and such office space is
occupied by health care agencies, businesses and professionals:

For the purpose of this covenant "health care related office space" means health
carc office, mental health facility and medical and heath care clinic as defined in
the City's Zoning Bylaw No. 6680. 2001.
(d)

The Lands with Sub-District 4 may be built upon and used for any lawful use
upon the earliest of:
(i)

June 1,2013;
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di)

the construction of a minimum of 250,000 square foot of residential floor
area within Sub-District 2(a), 2(b), 3(b), 3(c) and 3(d); and

(iii)

the construction of at least 216,000 square feet of building floor area
within Sub-District 1.

Provided that before the happening of any of the events in (i), (ii) and (iii) Lands
within Sub-District 4 may be built upon and used only for health care offices,
medical and healthcare clinics, retail medical supply and public and private
hospital purposes.
Despite this Master Development Permit, no Sub-District shall be developed until a SubDistrict Development Permit has been issued by Council.
A Sub-District Development Permit shall confonn to the form and character guidelines
provided in the Village of Historic Sapperton Design Guidelines dated January 2007
prepared by Henriquez Partners and 1B1 Group.

6.

The Master Parking Plan for the site is attached to this Master Development Permit as
Schedule " C "
Sections 150.7 - 150.32 of the Zoning Bylaw shall not apply to parking to be provided as
part of any Sub-District Development Permit on this site. All parking to be provided as
part of any Sub-District Development Permit on this site shall confonn to the Master
Parking Plan for the site and Sections 150.33 - 150.75 of the Zoning Bylaw.

8.

Section 1013.5 of Comprehensive Development Districts (Village ai Historic Sapperton)
(CD-13) Zoning Schedule shall apply to the site as a whole and shall not apply to
individual sub district Development Permits.

9

Nothing in this Development Permit shall be construed as v arying uses and densities of
the Lands permitted by bylaw, and that to the extent that this Development Permit refers
to use or density, it docs so only for the purposes of sequencing the development of the
Lands.

This Development Permit is authorized by resolution of the Council of the City of New
day of
. 2009.
Westminster passed the
The date of issuance of this Development Permit is the date of the authorizing resolution.
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Executive Summary
Wesgroup Properties has proposed residential development in the Brewery District that will
compliment the commercial and retail development already completed in New Westminster. The
strategic context for the engagement is that the engagement process is being implemented with the
proposed rezoning. The City of New Westminster Council will make a decision either approving or
refusing Wesgroup’s application for increased zoning.
An engagement strategy was developed from July to August 2015. Meetings were held with City of
New Westminster staff and key contact interviews were conducted. The objective of initial key contact
interviews was to understand the range of perspectives from how people perceive the potential
impacts of the development; to the outcome they hoped for; to how the prefer to receive information;
and to gain insights into the way in which people in the community like to be engaged.
The methods used to notify the community of the engagement activities included:
•

•
•
•
•

•
•

November 21, 23, Dec 2, 2015: McBride Sapperton Neighbourhood Association email
notification to members of workshops on Nov 25 and Dec 1st and reminder of PlaceSpeak online
consultation and input opportunities on four rezoning options and CAC amenities
November 9 and 20: Social Media post of invite on Wesgroup Twitter and Facebook
November 12, 2015: Advertisement for Nov 25 and Dec 1 workshops in New West Record
Newspaper
November 4 ‐ 5, 2015: Canada Post Invitation Mail Drop of 4,750 Postcards in New West
November 4, 2015: Postcard hand delivery to medical, dental businesses including posting on
bulletin boards in business offices and community bulletin boards including Starbucks and Save‐
On Foods.
November 4, 2015: Take Five coffee shop distribution of 75 postcards for customer pick up
Ongoing Twitter posting and sharing of photographs and related posts. See Storify report in
Appendix

The engagement activities included two workshops that involved the community in a proactive
conversation about the next phase of the Brewery District, to explore what the future might hold, and
to get input on four possible options for development.
•
•

November 25, 2015 6pm – 8pm
December 1, 2015 6pm – 8pm

In addition online consultation was hosted from November 1st to December 16th for those unable to
attend the face‐to‐face consultation. The online site www.PlaceSpeak.com/brewerydistrict provided an
overview of the project; resources including the application, photos, and options; a discussion forum
with images of each option and an opportunity to provide input and ask questions; workshop event
notification and details.
The most commonly mentioned themes from workshops, feedback forms and online engagement:
•
•
•

Traffic & Parking: as a result of increased density but also more generally in the community
View Corridors: Towers that obstruct views
Density: Tower massing impacts
3
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The people that attended the workshops were small in number, but they were vocal in their concerns.
Some had been involved in previous consultations and had strong feelings about the development
process. A sample of quotes from Twitter included:
There are very legitimate concerns about traffic & parking that @New_Westminster
needs to address specific to the site
I think that people need to move past the negative feelings of the last DP process &
engage in this, have your say on CAC's #newwest
The last DP process was flawed. This one is good
When people look at the whole rezoning proposal they will see good things for
Sapperton. Now we tell Council what we want/need #newwest
There was a clear preference amongst most people in attendance to:
•
•

•
•
•
•
•

Fix the heights and floor plates of the future buildings so that the neighbourhood doesn’t need
to worry about the future DP’s and attending corresponding multiple public meetings.
Increase parking as it is beneficial and alleviates the need for street parking. It provides storage
for those who own a car but may occasionally use it. In the future if car share programs become
available in New West, the strata corporations can always convert visitor stalls to shared stalls
Delete clause that prevents more residential being built before office is built (re: Master
Development Permit Amendment).
Broaden the school use definition and include a brewery/brew pub in building eight. The
latter was enthusiastically supported
CAC’s: There were a number of innovative ideas for CAC contributions, but no clear preference.
See the appendix for more information
Support guaranteed rental as a benefit for the community
Option four preserved the most view corridors. However, most participants were concerned
about traffic that might be a result of this development but also more broadly along Burnette
Highway and in New Westminster.

A broad range of tools and partnerships were used to communicate with the community. Some
participants suggested that the smaller numbers of participants could be a result of consultation
burnout due to other consultations occurring in the community including the City of New Westminster
Official Community Plan process. Others suggested that personalized letters or communication to
residents by the City about developer information sessions and other input opportunities would
improve engagement in the community. This was suggested to City staff but was not an option for this
project at this time.
The smaller numbers may also be a result of fewer citizens concerned about the development.
Independent of this engagement Wesgroup hired the Mustel Group to conduct market research in
June 2015. 200 residents of the Sapperton community were surveyed. The executive overview notes
that 81% supported the development, while 11% were opposed, citing traffic congestion and over
densification.
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1. Introduction
Wesgroup Properties has proposed residential development in the Brewery District that will
compliment the commercial and retail development already completed in New Westminster. The
strategic context for the engagement is that the engagement process is being implemented with
the proposed rezoning. The City of New Westminster Council will make a decision either approving
or refusing Wesgroup’s application for increased zoning.
The project background is important because it provides the context for the engagement as well
insights into the state of community relationships with the company and the City of New
Westminster.
A significant amount of consultation occurred in 2006 and subsequent years. Presentations to
Council for the Public Hearing and staff reports during this time described the maximum heights.
However, a neighbourhood perception problem occurred because the previous Wesgroup team
also used verbal and two‐dimensional visual representations that portrayed a staggered building
height form of development. This led some in the community to assume a single development
scenario rather than scenarios that included substantial flexibility for building forms up to a height
of 180 feet. Other residents of the community recognized that Wesgroup could build up to the
maximum height when they submitted opposition letters that stated, “If this zoning is approved,
the developer could build up to the 180 foot towers”.
The relationship between the community and the developer had been further strained by more
recent communication. Community contacts in interviews shared that Wesgroup representatives in
a public meeting stated that they have ‘entitlements’ to build with the flexibility and height
maximum as proposed because it is allowed by City of New Westminster current zoning of the
property. The reference to “entitlements” is often used in the real estate development industry to
refer to the rights of zoning and permits that are attached to a particular parcel of land.
For community stakeholders the statement was not associated with the rights of zoning, but a
common definition of “entitlement” meaning the proponent has the right to have, or do, what it
was proposing whether the community agreed or not.
In the process of developing the engagement strategy from July to August 2015 meetings were
held with City of New Westminster staff. As well key contact interviews were conducted to identify
community concerns, to inform the development of engagement objectives and the engagement
approach.

Engagement Objectives
•

•
•

To create face‐to‐face opportunities for meaningful conversations with parties interested
and or impacted by the project to build understanding about the proposal, provide input
and search together for balanced solutions to issues
To broaden the engagement reach to ensure those that are unable to attend a face‐to‐face
meeting have an opportunity to understand the proposal and provide input on line.
To gather public input and develop a summary report on what was heard from workshops,
meetings and online engagement to be shared with the City of New Westminster for
distribution with stakeholders through its networks.
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2. Engagement Approach and Methodology
Engagement Notification Methods
•

November 21, 23, Dec 2, 2015: McBride Sapperton Neighbourhood Association email
notification to members of workshops on Nov 25 and Dec 1st and reminder of PlaceSpeak
online consultation and input opportunities on four rezoning options and CAC amenities

•

November 9 and 20: Social Media post of invite on Wesgroup Twitter and Facebook

•

November 12, 2015: Advertisement for Nov 25 and Dec 1 workshops in New West Record
Newspaper

•

November 4 ‐ 5, 2015: Canada Post Invitation Mail Drop of 4,750 Postcards in New West

•

November 4, 2015: Postcard hand delivery to medical, dental businesses including posting
on bulletin boards in business offices and community bulletin boards including Starbucks
and Save‐On Foods.

•

November 4, 2015: Take Five coffee shop distribution of 75 postcards for customer pick up

•

Ongoing Twitter posting and sharing of photographs and related posts. See Storify report in
Appendix

Pre‐Event Engagement Activities
Key Contact Interviews
The objective of initial key contact interviews was to understand the range of perspectives, how
people perceive the potential impacts of the development, the outcome they hope for, gain
insights into the way in which people in the community like to be engaged, and how they prefer to
receive information. Questions included:
•
•
•
•
•
•
•

What are the issues from different perspectives?
Who are the opinion leaders?
Who are the leading groups?
What is the history of engagement in the community, particularly what has gone well and
what has not gone well from your perspective?
What would make the engagement credible?
What are issues that may not be addressed by this process?
What would improve participation, communication?

The information gathered from the interviews was very helpful to understand concerns and helped
to inform the engagement approach and design of workshops. In addition groups such as the
McBride Sapperton Residents Association agreed to support communications and inform
neighbours of the workshops and online consultation.
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Engagement Event Details
Two workshops involved the community in a proactive conversation about the next phase of the
Brewery District, to explore what the future might hold, and possible options. Twenty‐eight (28)
people attended the workshops on:
•
•

November 25, 2015 6pm – 8pm
December 1, 2015 6pm – 8pm

Online consultation from November to December 16th for those unable to attend a face to face
consultation www.PlaceSpeak.com/brewerydistrict provided an overview of the project; resources
including the applications, photos, and options; a discussion forum with images of each option and
an opportunity to provide input and ask questions; workshop event notification and details.
Participation included:
• 278 people viewed the resources and discussions
• 11 comments
• 28 people connected to the discussion forums

3. Community Input: What we heard
Community input was gathered from the workshop input, feedback forms and online consultation.
The main themes were traffic followed by the impact of density on view corridors. The full
transcription of comment feedback cards is contained in the appendix. Specifically, we heard:
Concerns
• Increased traffic in and around New Westminster
• Access to and from the development will compound traffic issues
o People asked: How can we improve traffic access to decrease impact on
neighbourhood?
• Density, specifically the impact on view corridors. Several members of the McBride
Sapperton Residents Association reiterated that some people want thin towers with view
corridors while others want lower buildings.
General Support
•

•
•
•
•
•

There was support amongst those attending the workshops for guaranteed rental. Although
some people expressed concerns about the parking and traffic that would be generated by
the rental.
More people at the workshops supported “Option Four” than other options because they
said it preserved more view corridors.
Some small business owners in the workshops and in the interview process said they hoped
more residents would help their businesses to thrive and revitalize the Sapperton area
Engaged participants were pleased with the level of consultation and the process.
Fix the heights and floor plates of the future buildings so that the neighbourhood doesn’t
need to worry about the future DP’s and attending corresponding multiple public meetings.
Increase parking as it is beneficial and alleviates the need for street parking. It provides
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•
•
•

storage for those who own a car but may occasionally use it. In the future if car share
programs become available in New West, the strata corporations can always convert visitor
stalls to shared stalls
Delete clause that prevents more residential being built before office is built (re: Master
Development Permit Amendment).
Broaden the school use definition and include a brewery/brew pub in building eight. The
latter was enthusiastically supported
CAC’s: There were a number of innovative ideas for CAC contributions, but no clear
preference. See the appendix for more information

Following the workshops, two posts on Twitter captured some of the sentiment heard.
Barb Adamski (@BarbAdamski) 2015‐12‐01, 9:48 PM @eastvancity @BillardArch @laragerrits
@wesgroup @CRockandel for the first time, I left consult. feeling better than I did when I arrived
Wes @eastvancity Dec 1
My thoughts on proposed Rezoning @thebrewerydist @CRockandel & @wesgroup have done
meaningful consultation with the neighbours #newwest
In particular the use of a scale model supported the discussion on the four options.
Wes @eastvancity @CanSpice I wish more people had come out @wesgroup built scale model of
Sapperton it gives perspective to massing (Twitter)

4. Engagement Process Summary
The most commonly mentioned themes from workshops, feedback forms and online engagement:
•
•
•

Traffic & Parking: as a result of increased density but also more generally in the community
View Corridors: Towers that obstruct views
Density: Tower massing impacts
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The people that attended the workshops were small in number but they were vocal in their
concerns. Some had been involved in previous consultations and had strong feelings about the
development process. A sample of quotes from Twitter included:
There are very legitimate concerns about traffic & parking that @New_Westminster
needs to address specific to the site
I think that people need to move past the negative feelings of the last DP process &
engage in this, have your say on CAC's #newwest
The last DP process was flawed. This one is good
When people look at the whole rezoning proposal they will see good things for
Sapperton. Now we tell Council what we want/need #newwest
There was a clear preference amongst most people in attendance to:
•
•

•
•
•
•
•

Fix the heights and floor plates of the future buildings so that the neighbourhood doesn’t need
to worry about the future DP’s and attending corresponding multiple public meetings.
Increase parking as it is beneficial and alleviates the need for street parking. It provides storage
for those who own a car but may occasionally use it. In the future if car share programs become
available in New West, the strata corporations can always convert visitor stalls to shared stalls
Delete clause that prevents more residential being built before office is built (re: Master
Development Permit Amendment).
Broaden the school use definition and include a brewery/brew pub in building eight. The
latter was enthusiastically supported
CAC’s: There were a number of innovative ideas for CAC contributions, but no clear preference.
See the appendix for more information
Support guaranteed rental as a benefit for the community
Option Four preserved the most view corridors. However, most participants were concerned
about traffic that might be a result of this development but also more broadly along Burnette
Highway and in New Westminster.

A broad range of tools and partnerships were used to communicate with the community. Some
participants suggested that the smaller numbers of participants could be a result of consultation
burnout due to other consultations occurring in the community including the City of New
Westminster Official Community Plan process. Others suggested that personalized letters or
communication to residents by the City about developer information sessions and other input
opportunities would improve engagement in the community. This was suggested to City staff but
was not an option for this project at this time.
The smaller numbers may also be a result of fewer citizens concerned about the development.
Independent of this engagement Wesgroup hired the Mustel Group to conduct market research in
June 2015. 200 residents of the Sapperton community were surveyed. The executive overview
notes that 81% supported the development, while 11% were opposed, citing traffic congestion and
over densification.
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5. Appendix
a. Postcard Front

JOIN THE CONVERSATION
This is not an offering for sale. One can only be made by way of a disclosure statement. Rendering is an artist’s interpretation only. E.&O.E
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b. Postcard Back

c. McBride Sapperton Residents Association Email Notifications

Date: Wed, 02 Dec 2015 15:24:36 ‐0800
To: McBride/Sapperton RA <mcbridesappertonra@gmail.com>
Conversation: It's more than just a conversation ‐ It's your neighbourhood: Participate On Line
Subject: Re: It's more than just a conversation ‐ It's your neighbourhood: Participate On Line
Good evening all;
If you missed the November 25 and December 1st Wesgroup Brewery District workshop you can still
provide input on the four options being considered. As well Wesgroup is looking for other ideas for
Community Amenity Contributions, please provide your input at:
https://www.placespeak.com/brewerydistrict
Your input will be reported to the City of New Westminster and inform Council decision making on the
rezoning.
Thank you, Catherine

11

Wesgroup: Brewery District Consultation Report
December 2015

Date: Sun, 29 Nov 2015 21:08:54 ‐0800
From: McBride/Sapperton RA <mcbridesappertonra@gmail.com>
Subject: It's more than just a conversation ‐ It's your neighbourhood: Be there December 1st, 2015
Good evening all;
If you have an interest in the goings on at Brewery District plan to attend the workshop on Tuesday
December 1st, 2015 (starting at 6:00 pm).
This workshop especially matters to you if the Brewery District is in the sight line of the view from your
home, you are concerned about parking in Sapperton or you want to see (or not!) more rental units
included in the Brewery District site.
The first workshop on the 25th of November was not well attended. The information gathered will be
used by the Brewery District when approaching the city for re‐zoning of the site.

If you have something to say about the proposed re‐zoning of the Brewery District ‐ THE DECEMBER
1ST WORKSHOP IS YOUR CHANCE!
Please forward this email to friends and neighbours you think might be interested in, or effected by,
changes at Brewery District.
Regards, Catherine

From: McBride/Sapperton RA <mcbridesappertonra@gmail.com>
Date: Tue, 24 Nov 2015 10:52:12 ‐0800
To: Catherine Rockandel
Subject: Re: Brewery District Workshop Notice to Membership
Hi Catherine;
I did sent your email out around the time I received it and I re‐sent it on Monday (11/23/15) morning. I
have received opinions regarding what Brewery District is up to but not questions. I am encouraging
people to attend.
Unfortunately there are so many meetings/issues in our neighbourhood I fear there may be some
fatigue setting in. There is a "Parking Study" meeting tonight and the MSRA meeting as well as two
OCP meetings in the past couple of weeks.
Look forward to seeing you there.
regards, Catherine
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d. Agenda from November 25 and December 1, 2015 Workshop
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e. Input from November 25, 2015 Workshop
Post it Note Comments written by the public were transcribed as follows:
Option 1
• I support scenario one and keep the building heights as low as possible
Option 2
• Preferred Option. Provide some ground access. Provide access via Brunette to development
• I like option 2, less high rise, “soon” building high rise all along Columbia, no views for anyone
Option 3
• Do not feel higher buildings suit neighbourhood
• Like option 3 or 4 because taller and thinner
• Agreed
Option 4
• I prefer taller thinner buildings so more clear grounds for walking, landscaping. Also wider view
corridors
• I prefer option 3 or 4 because taller and thinner
• Do not feel highrise buildings suit the neighbourhood. Provide access via Brunette to the
development!!
• I like this option more green space, better views
CAC
• Create park to accommodate four to six “food” trucks on rotation. Provide seating and tables
• Help accelerate the whistle cessation process and implement it farther than 2018
Summary of Comment Card Feedback by individual submission
Respondents Comment Forms 1‐ 7
1. Building 5: creates more high rises along Columbia, then no view for anyone. Rezoning: more
rental needed. More larger bedrooms needed
2. Master Development Permit: Would like to see this progress quickly. Building 5: need to attract
more solid retail to support residential. Rezoning: Really love the rentals!!
3. Master Development: Cheaper to build and future expansion for the community. Benefits: This
will make parking expand to a larger area than underground parking with a water table issue. It
could be three or four floors. It may supply visitor parking for the Wesgroup Towers etc.
Rezoning Plan: To combine Wesgroup, RCH, Translink and City of New West on the subject of
parking lot (building) on the ast side of Sapperton Skytrain station this will in front of new
mental health building, running over Brunette Avenue and will lengthen a covered portion of
the station. This can toward the river and end at the access road in the industrial area.
4. Master Development Permit: City/Wesgroup must address traffic concerns!! in/out via
Brunette or allow left turn on to Brunette via Columbia. Rezoning: Community is exhausted
14
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with engagement processes that have been going on for over 10 years with changings
continuing. CAC: Richard McBride Elementary PAC for funding for classroom technology and
sports equipment
5. Master Development Permit: Translink could be more accommodating to encourage Hospital
workers. This could help parking. Building 5: Ground access units. Rezoning: Higher level
building in place, open the door to higher level buildings later in the future blocking views
6. Rezoning: Higher buildings will affect the views in a larger part of the neighbourhood
7. Master Development Permit: Since amendment is only deferring the office space until after
residential is done I think it is okay. Building 5: Include ground orientated exterior access so
some units function like row houses or town houses. Rezoning: I think $200,000 CAC is way too
small. Provide shade and picnic tables, benches with backs. Membership in recreation facilities
for people living in the neighbourhood. City and Wesgroup and RCH should be working together
to increase transit use. Employment perk = pass. Scheduling of Translink should align with shifts
at RCH. Do no need continuous frequent trains, just cover key times in the middle of the night.
Access from Brunette – take to the City, Translink and Province (just make it happen) The whole
site is boxed in with little access for thousands of people moving to the site. CAC: Translink
should do Sapperton Station Elevator and Sapperton Station Landing.

f. Input from December 1, 2015 Workshop
Post it Note Comments written by the public were transcribed as follows:
Option 4
• My preference is #4
• Like tiered – option 4
• Prefer option 4 – tiered image drawn on post it
CAC
• All of the above. Also money toward CGP and community centre. Possible pedestrian overpass
to Sapperton Landing Park at Cumberland
• Must have vehicle access off brunette for residential
• It would be great if the city could find a way to divert CAC funds to roadway improvements
instead of small community improvements. This would allow Wesgroup to contribute to fixing
the traffic problems that will come from an increased density
• Add vehicle entrance off brunette westbound to underground parking garage. Include a 150
foot pullout and slow down lane for this
• Move sidewalk in from Burnette to provide tree boulevard as separation
• Sound wall to help traffic and train noise (brunette)
• Replace the cut down trees on E Columbia with a nice public garden area
• Improve access to Brunette industrial area and link into future bike greenway
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Summary of Comment Card Feedback by individual submission
Respondents Comment Forms 1‐ 13:
1. I prefer option 4 – like narrowness of building over short and squat which would eliminate the
park space. I’m not in view corridor, however when parking issues are resolving am looking
forward to the development and CAC. Height has always been contentious issue from rezoning
of project however this is close to sky train and surrounding neighbourhood knew this when
they purchased in this area. I believe the positives outway the negatives – go for it! Been a long
and arduous process. Thanks. CAC preference is for Sapperton Station Landing
2. Condition on unlocking additional residential should stand without requirement for medical.
Worried that green space will shrink over course of constructions. Must remain. Must be
accessible to public. Building 4 an 5 and future buildings should have more green technology
(solar, etc). Preference is to remain as is with scenario 1. Biggest concern is density, vehicles
and increase in traffic in and out of area. (Scenario 1 with increase in building 8 only). CAC
Other: ingress/egress from Brunette (road upgrades)
3. Master Development Permit: Change to general office space and fill that first. Don’t do
residential first. Building 5 Development Permit: Have amenities available to community as an
act of goodwill. Make it like a satellite community centre. Comments on Rezoning: Not happy
overall with the plan and the process since 2007, but if I had to choose, I would go with the
plan for a maximum of views. Ie: greater space between buildings and more green space.
Building 5 is still too tall. CAC Other: Put money toward community centre/ pool, etc; improved
access to Sapperton; Landing Park at Cumberland; Toll Patullo Bridge; deal with light at bottom
of Alberta Street – remove it?
4. Rezoning: Disappointed office building has to be so big, but understandable (will block views of
Brewery District residents except on higher floors. Higher and narrower buildings ok, better for
view corridors, parking okay. CAC: Sapperton Elevator too expensive, safety and security issues.
Sapperton Station Landing Park is too isolated, is there a way to make it more visible, safer to
get to?
5. Master Plan Development: I see no issue with deferring the requirement of 60,000 sf of medical
office space until after more residential is built. Building 5: I maintain my concerns about traffic
around Alberta Street and Nelson Crescent. Rezoning: The addition of secured rental benefits
Wesgroup with a valuable long‐term asset, and the city with more secured rental. However, it
hurts existing homeowners in the area by adding density and affecting views. I believe
Wesgroup and the City should commit to a traffic amelioration plan before the rezoning is
approved. The additional parking does not concern me if it is mostly allocated to 2 or 3
bedroom homes. The more I look at each proposed option, the more it seems that none of
them represent a positive change for the residents given the history of this development, it
seems that this rezoning process may represent an opportunity to fix the previous mistakes.
The current and proposed plans cannot be supported by the existing infrastructure. Moving
16
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forward with any of them seems like a mistake. Perhaps a large‐scale re‐evaluation of the size
of building 6 and 7 at this time would be appropriate.
6. Would like to see commercial development that is more like Newport Village, more
neighbourly, walkable. This seems like a park your car, drive to. I prefer option/scenario 4.
Rezoning: To provide enough parking and parking that is affordable. CAC: prefer Sapperton
Station Landing
7. Inclusion of guaranteed rental units is a good thing, but it should have been included from the
beginning. The rental units must not be physically separated from the strata (no “poor door”
entrance) Rezoning: From an overall design aspect rezoning scenarios 3 or 4 are the best,
except that all of the buildings are about 5 stories too high. While I’m not absolutely opposed to
extra parking, the increased traffic flow from 750 extra spots must be addressed.
CAC Other: The Sapperton Station entrance must be properly integrated into the development
(not as a CAC). Wesgroup should also contribute to the construction of the elevator/ access to
the industrial area as part of their CAC
8. Master Development Permit: Increased density can help bring more vibrancy to the area.
Thanks for talking to us. Building 5 Development Permit: Seems fine, but rendering looks plain.
A mix of rental and strata is healthy. Rezoning: Scenario 4 seems the best. Do what you can to
bring in a brewery! This would be huge considering the popularity of craft breweries. CAC:
Prefer Sapperton Station Landing
9. Wheelchair access from the Skytrain station to the hospital should be improved. The current
design is terrible. A tunnel should be considered. CAC: Prefer Sapperton Station Landing
10. Office #8 – Upper walkway between hospital and new office tower. I would like to see a tiered
building concept. CAC: prefer Sapperton Station Landing
11. Master Development Permit: Keep the master plan and widen Columbia Street with increased
density. Don’t want building 5 – keep green space. Rezoning: prefer buildings to be lower
density. Ie: some townhouses. If rezoning goes ahead I want Option 4!!! CAC: prefer Sapperton
Station Landing
12. Master Development Permit: Prefer increase of podium level over tower height. Prefer to keep
building 7 at 300 feet. Possibility of townhouses at Buildings 6 and 7? Approve of adding 42,000
square feet for 84,000 square feet of rental. Lock it in! Disapprove of increased parking.
Rezoning: Prefer scenario 2. CAC Other: Adjust Brunette to provide car entrance to below grade
parking garage…work with City and Ministry of Transportation to make this happen
13. No more density and if there is not more and better access for tenants and office access lower
the present density. Building 5: Where is current space being sold? Canada or Offshore. More
rental space period. Rezoning: where does this stop. You get building permits to build x and
then as each progresses a new permit is approved for added density increases.
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g. Samples of Bulletin Board Postcard Photos
Smile Dentistry Office

Take Five Café
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h. Storify Social Media Report
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1. Introduction
Wesgroup Properties has proposed residential development in the Brewery District that will
complement the commercial and retail development already completed in New Westminster.
The strategic context for the engagement is that the engagement process is being implemented with
the proposed rezoning. The City of New Westminster Council will make a decision either
approving or refusing Wesgroup’s application for increased zoning.
An engagement strategy was developed from July to August 2015. Meetings were held with City of
New Westminster staff and key contact interviews were conducted. The objective of initial key contact
interviews was to understand the range of perspectives from how people perceive the potential
impacts of the development; to the outcome they hoped for; to how the prefer to receive information;
and to gain insights into the way in which people in the community like to be engaged.
The previous engagement activities included two workshops that involved the community in a proactive
conversation about the next phase of the Brewery District, to explore what the future might hold, and
to get input on four possible options for development (see December 2015 engagement summary to
see detailed report).
• November 25, 2015 6pm – 8pm
• December 1, 2015 6pm – 8pm
There was a clear preference amongst most people in attendance to:
•
•
•
•
•
•
•

Fix the heights and floor plates of the future buildings so that the neighbourhood doesn’t need
to worry about the future DP’s and attending corresponding multiple public meetings.
Increase parking as it is beneficial and alleviates the need for street parking. It provides storage
for those who own a car but may occasionally use it. In the future if car share programs become
available in New West, the strata corporations can always convert visitor stalls to shared stalls
Delete clause that prevents more residential being built before office is built (re: Master
Development Permit Amendment).
Broaden the school use definition and include a brewery/brew pub in building eight. The
latter was enthusiastically supported
CAC’s: There were a number of innovative ideas for CAC contributions, but no clear preference.
See the appendix for more information
Support guaranteed rental as a benefit for the community
Option four preserved the most view corridors. However, most participants were concerned
about traffic that might be a result of this development but also more broadly along Burnette
Highway and in New Westminster.

A broad range of tools and partnerships were used to communicate with the community to
encourage participation with the community. Both previous engagement workshops had less than 30
people attend.
The smaller numbers may be a result of fewer citizens concerned about the development.
Independent of this engagement Wesgroup hired the Mustel Group to conduct market research in
June 2015. 200 residents of the Sapperton community were surveyed. The executive overview notes
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that 81% supported the development, while 11% were opposed, citing traffic congestion and over
densification.
The final engagement meeting was on March 22nd, 2016 as well as a presentation to the McBride
Sapperton Residents Association. Summary of the event is below.

2. Engagement Approach and Methodology
Engagement Notification Methods
•
•
•
•

Early March - McBride Sapperton Neighbourhood Association email notification to
members of presentation/open house on March 22nd, 2016. Summary report sent in
advance of the meeting (see appendix for summary).
March 1st, 2016: Canada Post Invitation Mail Drop of 4,750 Postcards in New West
March 15th, 2016: Advertisement for March 22nd, 2016 open house in New West Record
Newspaper
March 7th and 8th, 2016 – Social media posts on Wesgroup and Brewery District accounts

Engagement Event Details
Open house event involved the community in a conversation about the final rezoning
submission. Twelve (12) people attended the open house on:
•

March 22nd, 2016 - 5pm – 7:30pm

MSRA presentation on the final rezoning submission was held. Sixteen (16) people attended the
presentation on:
•

March 22nd, 2016 - 7:30pm – 8:00pm

3. Community Input: What we heard
Generally due to the low turn-out, it was hard to understand any new issues or concerns, but the
following is what we heard:
Concerns
• Increased traffic in and around New Westminster
• Access to and from the development will compound traffic issues
• People asked: How can we improve traffic access to decrease impact on
neighbourhood?
• Wesgroup response: we outlined the new Keary Street entrance for BD7 and BD8.
Neighbourhood was pleased with this option.
• Some residents were concerned with view impacts.
• Several members of the McBride Sapperton Residents Association reiterated that some

Wesgroup: Brewery District Consultation Report
April 12th, 2016

people want thin towers with view corridors while others want lower buildings.
General Support
•
•
•
•
•

There was continued support amongst those attending for guaranteed rental. Although
some people expressed concerns about the parking and traffic that would be generated by
the rental.
MSRA participants were pleased with the level of consultation and the process.
Supported the fixing for floor plates and building heights.
Broaden the school use definition and include a brewery/brew pub in building eight. The
latter was enthusiastically supported
CAC’s – connection to Sapperton Landing park was supportive.
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4. Appendix
a. Postcard Front

b. Postcard Back (as well as New West Record Ad)
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c. McBride Sapperton Residents Association Pre-report
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d. Presentation Boards
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e. Model Used (image from November 25th engagement)

Attachment 5
Traffic Study Update and Parking Review

January 19, 2015
4418.38

Mr. Evan Allegretto
Wesgroup Properties
Suite 910 – 1055 Dunsmuir Street
Vancouver, BC V7X 1L3

Dear Evan:

Re:

Brewery District Rezoning –
Scenario 4 – Traffic Study Update and Parking Review

As requested, please find attached a letter report evaluating the potential traffic impacts for the Brewery
District’s Scenario 4 – Preferred plan. This study has been prepared to provide a technical assessment
related to the currently proposed residential densities and relocating Building 7’s parkade access from
Nelson’s Court to Keary Street. The attached letter also reviews the appropriateness of increasing the
development’s parking supply from 1,650 stalls to 2,075 stalls.
We trust that our study findings will be of assistance to you. Please feel free to call us with any questions.

Yours truly,
Bunt & Associates

Domingo “Niño” Maclang, P.Eng., PE

Ian Wilson, P.Eng.

Senior Transportation Engineer

Transportation Engineer

1.

INTRODUCTION
Bunt & Associates previously prepared a traffic study in 2007 for the “The Village at Sapperton” (also
known as the “Brewery District” project) in New Westminster, BC. The residential density evaluated
in the previous traffic study consisted of 660 units. This traffic study was later approved by City
staff. As the planning process unfolded subsequent to the publishing of the 2007 study, the
residential density of the project increased to 765 units. It is our understanding this 765 unit plan
is referred to as the “Base Scenario”.
As an effort to accommodate the rental housing needs of New Westminster, Wesgroup is now
proposing to modify the approved “Base Scenario” densities for Buildings 5-7. These modifications
(known as “Scenario 4 – Preferred”) consist of converting approximately 80,000 square feet of
Building 5’s residential strata uses to residential market rental uses. Additionally, as part of this
proposal, Wesgroup intends to reallocate approximately 40,000 square feet of strata residential
density from Building 5 to Building 6 (+19,000sf) and Building 7 (+21,000sf).
Furthermore, neighbouring residents west of Columbia Street have raised traffic concerns related to
the development on the subject site. To address these concerns, Wesgroup is considering to
relocate the parkade access for Building 7 from Nelson’s Court (originally proposed) to Keary Street,
and potentially share its access with Building 8. This modification would redistribute / shift the
anticipated Building 7 traffic volumes from Nelson’s Court / Crescent to Keary Street.
Locating an access on Brunette Avenue may also help address the concerns of the neighbouring
residents. However, Brunette Avenue carries a high volume of traffic and offers an important
regional connection through New Westminster. Based on previous work involving the Ministry of
Transportation and Infrastructure (MoTI), Wesgroup, and the City of New Westminster, vehicle
access off Brunette Avenue is not supported by the MoTI or the City of New Westminster because it
would reduce the capacity of the corridor. Additionally, the required land dedication to
accommodate the access was not considered feasible. For these reasons, access to Brunette Avenue
is not considered as an option for this development.

1.1

Study Objectives
The purpose of this transportation study is to evaluate the potential traffic impacts of the
“Scenario 4 – Preferred” plan, and compare it to the traffic analysis findings in the 2007 approved
traffic study. Please note for consistency purposes, the future background traffic forecasts in the
2007 study were used to develop the Scenario 4 forecasts in this report.
This letter report also documents the appropriateness of providing 2,075 parking stalls, rather
than the previously conditioned quantity of 1,650 stalls.
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2.
2.1

DEVELOPMENT PLAN
Project Description
Scenario 4 proposes to provide 811 residential suites. Table 2.1 below details the unit count for
the development by building. In comparison to the Base Scenario, Scenario 4 – Preferred proposes
to increase the development’s overall residential unit count by 46 suites.

Table 2.1: Proposed Residential Units
Residential Unit Counts
Building

Use

BASE: Scenario
1 (approved)

PREFERRED:
Scenario 4

Delta
(Scenario 4 Scenario 1)

Building 4 - approved

Market (Strata)

114

114

0

Market Rental

0

90

+90

Market (Strata)

180

90

-90

Subtotal

180

180

0

Building 6 - Rezone

Market (Strata)

210

232

+22

Building 7 - Rezone

Market (Strata)

261

285

+24

Building 8 - Rezone

Office

NA

NA

NA

Market Rental

0

90

+90

Market (Strata)

765

721

-44

Overall Total

765

811

+46

Building 5 - Rezone

SUBTOTALS
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3.
3.1

TRAFFIC IMPACT ANALYSIS
Vehicular Trip Generation
Please note the non-residential densities between the Base Scenario and Scenario 4 are the same.
Therefore, the only anticipated change in vehicle trips (when comparing the two scenarios) is due
to the change in residential densities. The vehicular trip rates and resulting trip generation for the
project are summarized below on Table 3.1 and Table 3.2 (next page), respectively.
Table 3.1 – Vehicle Trip Generation Rates
AM Peak Hour
Use
Residential

PM Peak Hour

Variable
Units

In

Out

Total

In

Out

Total

0.05

0.23

0.28

0.21

0.09

0.3

These trip rates are consistent with the trip rates utilized in the Village at Sapperton
Transportation Study (prepared by Bunt & Associates and dated 2007), which are reflective of
residential developments situated in this setting (near frequent public transit service with
convenient walking / cycling connections to the shops and services of neighbourhood). Therefore,
these rates are very appropriate for use in this analysis.
Furthermore, vehicular trip rates for “strata-owned” residential units are generally higher when
compared to “market rental” residential units. Although a portion of the proposed development
consist of market rental units, Bunt has not utilized a lower trip rate for these rental units. The
intent of this approach was to:
1. Evaluate a more conservative scenario (where more vehicular trips are assumed); and,
2. Maintain consistency of the trip generation methodologies utilized in the previous traffic
study.
Table 3.2 – Estimated Peak Hour Site Trip Generation for All Uses
Res
Scenario

AM Peak Hour

PM Peak Hour

Unit
Count

In

Out

Total

In

Out

Total

Base Scenario

660

290

243

533

369

314

683

Scenario 4

811

298

278

576

401

327

728

Difference

+171

+8

+35

+43

+32

+13

+45
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It is important to note the previous traffic evaluated a residential density of 660 suites. However,
the Base Scenario (approved by the City) consists of 765 residential units. The analysis in this
report reflects the evaluation of 811 total residential suites.
As reported on Table 3.2, when compared to the previously plan in the 2007 traffic study (660
suites), Scenario 4 of the proposed development is anticipated to generate a net addition of
approximately 43 vph during the AM peak hour and 45 vph teduring the PM peak hour. This
increase in vehicle traffic translates to less than one (1) added vehicular trip every minute on
average in the AM and PM peak hours.

3.2

Trip Distribution and Trip Assignment
Similar to the trip generation, the trip distribution used in this analysis has been based on the
traffic distributions utilized in the previous traffic study. However, modifications have been made
to account for the limited access provisions on E. Columbia Street (no left turn in/out) at Nelson’s
Court (Simpson Street) and Nelson’s Crescent (no access to Alberta Street), which the previous
study did not account for. Furthermore, Building 7 has been assumed to take access on Keary
Street rather than Nelson’s Court. As previously discussed, this proposed access along Keary
Street is intended to address the traffic concerns raised by neighbouring residents west of
Columbia Street.
Exhibit 3.1 and Exhibit 3.2 (included in Appendix A) graphically illustrate the resulting number of
trips for the development; these traffic volumes are based on the site’s aforementioned Scenario 4
trip generation and distribution assumptions. When comparing the previous development site
traffic projections to the Scenario 4 projections, it can be seen that the trips generated by the
project in both scenarios are very similar. The minor changes are attributable to the increase in
residential units (which result in an average of 1 added car per minute) and the proposed Building
7 access relocation from Nelson’s Court to Keary Street.

3.3

Future Traffic Conditions
The Total (With Scenario 4) traffic volume exhibits are depicted on Exhibit 3.3 and Exhibit 3.4
(also included in Appendix A). Please note the “Total” (Future With Project) analysis presented in
this report utilizes the forecasts identified as “2008 Total Traffic” (Exhibit 12A and Exhibit 12B
from the 2007 traffic study). However, the development site traffic has been updated to reflect
the increase of residential suites and access modifications (proposed for Building 7). The intent of
utilizing these previous forecasts was to maintain consistency with the analysis methodologies
and to allow for a direct comparison of the previous findings to the Scenario 4 traffic analysis
findings. Section 3.4 (below) summarizes the analysis. It must be noted the signal cycle length
and timings used were consistent with the 2007 report.

Brewery District Rezoning – Scenario 4 Traffic Study Update and Parking Review
bunt & associates | Project No. 4418.38 January 19, 2015

4

3.4

Future Intersection Operations Analysis
Analysis has been performed to evaluate the Future With Project traffic operations for the study
area. As previously discussed, the findings were then compared to the 2007 report results. Two
factors have impacted this analysis and have been accounted for in this report:
1. The first is the upgrades to the analysis software, the 2007 report was completed using
Synchro version 6, while the current software is version 9. While the HCM 2000 methodology
was used for both analyses, changes to the Synchro software and the interpretation of the
methodology may result in minor calculation differences that are not expected to change the
overall conclusion of the analyses; and,
2. The second factor are the Columbia Street accessibility/turning restrictions that occur today
vs. the turning restrictions assumed in the previous analyses. Most notably:
•

Signal at the intersection at E Columbia Street & Alberta Street with a southbound left

•

Restriction of left in and left out movements to/from Nelson’s Court (Simpson Street)

•

An additional southbound lane on E Columbia Street at Brunette Avenue.

turn bay.
at E Columbia Street.

To differentiate the changes in performance from the above mentioned factors and the changes to
the residential unit count and network differences, two scenarios were analyzed. Table 3.3 and
Table 3.4 summarize the overall intersection V/C and LOS for the signalized intersections within
the study area from the following three scenarios:
1. Future With Base Scenario (from 2007 Report);
2. Future With Base Scenario with Updated Network (i.e. with existing restrictions along
Columbia Street);*
3. Future With Scenario 4 Plan.
*- All left turns to/from Nelson’s Court were moved to the Nelson’s Crescent (Alberta St) intersection.

Synchro reports for the study area intersections are provided in Appendix B. Note that the
Synchro network was set up and rotated 90 degrees clockwise resulting in a project north that
represents true west. Within the report, the correct directions are used while in the Synchro
reports, the directions represent project north and not true north. Within the Synchro reports,
please make the following substitutions:
•

•

Project northbound = true westbound; Project southbound = true eastbound;
Project eastbound = true northbound; Project westbound = true southbound.
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Table 3.3 - Overall Perfomance Comparison of Signalized Intersections – AM Peak Hour
Future With Base
Intersection

Scenario

Future With Base
Scenario with
Updated Network

Future with
Scenario 4 Plan

V/C

LOS

V/C

LOS

V/C

LOS

E Columbia St & Brunette Ave

0.93

C

1.05

C

1.05

C

E Columbia St & Keary St

0.49

A

0.50

A

0.51

A

E Columbia St & Braid St

0.76

C

0.76

C

0.76

C

0.45

A

0.44

A

E Columbia St & Alberta St*

See unsignalized analysis;
Table 3.5

*The intersection of E Columbia Street & Alberta Street/Nelson’s Crescent was analyzed as an unsignalized intersection in the 2007
report and its performance can be found in the unsignalized analysis tables.

Table 3.4 - Overall Perfomance Comparison of Signalized Intersections – PM Peak Hour
Future With Base
Intersection

Scenario

Future With Base
Scenario with
Updated Network

Future with
Scenario 4 Plan

V/C

LOS

V/C

LOS

V/C

LOS

E Columbia St & Brunette Ave

1.14

D

1.25

E

1.25

E

E Columbia St & Keary St

0.61

B

0.64

B

0.64

B

E Columbia St & Braid St

0.80

C

0.81

D

0.81

D

0.50

A

0.49

A

E Columbia St & Alberta St*

See unsignalized analysis;
Table 3.6

*The intersection of E Columbia Street & Alberta Street/Nelson’s Crescent was analyzed as an unsignalized intersection in the 2007
report and its performance can be found in the unsignalized analysis tables.

As shown, the Base Scenario and the Scenario 4 analyses demonstrate very similar findings. In
fact, some of the findings generally show no change between the two scenarios. This indicates
that the impact of providing 811 suites within the site and relocating Building 7’s access from
Nelson’s Court to Keary Street is minimal for the adjacent signalized study area intersections. All
signalized study area intersections are projected to achieve acceptable LOS for both scenarios with
the exception of W. Columbia Street at Brunette Avenue; please see below.
E Columbia Street & Brunette Avenue
The intersection of E Columbia Street & Brunette Avenue had a reported V/C above 1.00 in
both the AM and PM peak hours in the new analysis scenarios. The highest individual
reported V/C value during the AM peak hour is 0.91 at this intersection, compared to 0.94
in the 2007 Report. The northbound right turn movement is reported as 1.10 during the
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PM Peak Hour, compared to 1.14 in the 2007 Report. A pedestrian only phase is included
in the signal phasing and this has an impact on the reported overall V/C. The volumes
are nearly identical to the 2007 report volumes and the signal timings were assumed to
be the same. This discrepancy is likely largely driven by changes to the analysis software.
This intersection is at or near capacity and will continue to be so with proposed
development with a large percentage of the volume having origins and destinations
outside of the study area. Given the individual movement reported V/C, the expected
intersection performance is not significantly different from the 2007 report.
As part of the development’s Master Plan, land dedication has been provided to the City
of New Westminster to facilitate any future intersection upgrades, to be undertaken by
others, that may be required to address this traffic operation deficiency.
Table 3.5 and Table 3.6 summarizes the key movements for the unsignalized intersections within
the study area. It must be noted the Building 7 driveway (along Keary Street) has been assumed to
share its access with Building 8.
Table 3.5 - Stop Controlled Movement Comparison of Unsignalized Intersections – AM Peak Hour
Future With Base
Intersection

Move-

Scenario

Future With Base
Scenario with
Updated Network

ment
V/C

LOS

V/C

LOS

Future with
Scenario 4 Plan
V/C

LOS

E Columbia St & Alberta St

WB

0.23

C

Please see signalized analysis

E Columbia St & Alberta St

EB

0.10

D

Please see signalized analysis

E Columbia St & Simpson St

WB

0.48

C

0.20

B

0.16

B

E Columbia St & Simpson St

EB

0.07

D

0.04

C

0.04

C

Brunette Ave & Keary St

EB

0.11

C

0.14

C

0.14

C

Bldg. 7/8 Access & Keary St

NB

NA*

NA*

0.05

B

0.17

B

* This intersection did not exist in the 2007 Report
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Table 3.6 - Stop Controlled Movement Comparison of Unsignalized Intersections – PM Peak Hour
Future With Base
Intersection

Move-

Scenario

Future With Base
Scenario with
Updated Network

ment
V/C

LOS

V/C

LOS

Future with
Scenario 4 Plan
V/C

LOS

E Columbia St & Alberta St

WB

0.30

D

Please see signalized analysis

E Columbia St & Alberta St

EB

0.23

D

Please see signalized analysis

E Columbia St & Simpson St

WB

0.55

D

0.29

B

0.27

B

E Columbia St & Simpson St

EB

0.46

F

0.22

D

0.21

D

Brunette Ave & Keary St

EB

0.09

B

0.16

C

0.16

C

Bldg. 7/8 Access & Keary St

NB

NA*

NA*

0.07

B

0.11

B

* This intersection did not exist in the 2007 Report

As shown, the unsignalized study area intersections analyses also indicate no significant differences
when comparing the findings of the analyses. The only notable conclusions are presented below:
•
•

The V/Cs for at E. Columbia Street at Simpson Street slightly improve as a result of
relocating the Building 7 access to Keary Street;
The V/Cs for the Building 7/8 access at Keary Street are projected to increase, but shall still
operate with minimal delay (LOS “B”);

3.5

Traffic Analysis Summary
The increase to the residential units paired with the access location change for Building 7 does not
change the overall findings presented in the 2007 Report. The intersection of Brunette Avenue &
E Columbia Street is near or at capacity for both the Base and Scenario 4 alternatives. However,
this capacity concern is driven primarily by through traffic (i.e. volumes with origins and
destinations outside of the study area). As such, the overall findings from the 2007 study are very
comparable to the Scenario 4 analysis results. In fact, the findings are almost identical for both
scenarios.
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4.

PARKING REQUIREMENTS
This section of the report documents the rationale for providing additional parking and the
potential implications related to the increased parking supply. Based on our review of the New
Westminster Zoning Bylaw for the project (dated January 1, 2012) and the project’s Master Parking
Plan, it is our understanding the project was previously required to provide a minimum of 1,650
parking stalls for all uses of the development (residential and non-residential). In particular, for the
residential component, 1.2/unit (1.0/unit for residents plus 0.2/unit for visitors) were required. As
part of the rezoning application’s density modifications for the Scenario 4 plan, the project is now
proposing to provide 2,075 parking stalls for all uses of the site, see Appendix C; this translates to
approximately 1.5/unit (1.3/unit for residents plus 0.2/unit for visitors).
In order to determine the appropriateness of the proposed parking supply, statistics from the Metro
Vancouver Apartment Parking Study (dated September 2012) and the 2009 Canadian Vehicle Survey
were investigated. The key findings that are applicable to this project are highlighted below:
•

•

Per the Canadian Vehicle Survey (2009):
o

In Canada, there are an estimated 1.47 vehicles per household.

o

In British Columbia, there are approximately 1.43 vehicles per household.

Per the Metro Vancouver Apartment Parking Study:,
o

Regardless of a development’s proximity to the Frequent Transit Network (FTN), the
average number of vehicles per household (not including visitor parking) increases as
apartment floor areas also increases. For example:





o

Units between 800-999 square feet = 1.2 stalls per unit;
Units between 1000-1199 square feet = 1.3 stalls per unit; and,
Units >1,200 square feet = 1.5 stalls per unit.

This demonstrates that residents are likely to own more than 1 vehicle if their
apartment size exceeds 800 square feet.

As shown, the increased parking supply rate of 1.3/unit generally falls in line with the survey
findings from the Metro Vancouver Parking Study. Additionally, the 1.3/unit provision is still less
than British Columbia’s average number of vehicles per household (1.43). It is our opinion the
proposed parking supply (1.3/unit) is appropriate for the development because approximately half
of the development consists of units larger than 800 square feet.
From a traffic perspective, the parking supply increase is not expected to affect the overall number
of trips expected from the development. This is because the traffic analysis utilizes trip generation
rates that account for households with multi-car ownership. Lastly, the provision of an increased
parking supply is partly expected to reduce the potential for development parking to spillover to the
adjacent neighbourhood.
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5.

CONCLUSIONS
The following summarizes the main findings of the report:
•

Wesgroup is proposing to modify the approved “Base Scenario” densities for Buildings 5-7.
These modifications (known as “Scenario 4 – Preferred”) consist of converting
approximately 80,000 square feet of Building 5’s residential strata uses to residential
market rental uses. Additionally, as part of this proposal, Wesgroup intends to reallocate
approximately 40,000 square feet of strata residential density from Building 5 to Building
6 (+19,000sf) and Building 7 (+21,000sf).

•

Neighbouring residents west of Columbia Street have raised traffic concerns related to the
development on the subject site. To address these concerns, Wesgroup is considering to
relocate the parkade access for Building 7 from Nelson’s Court (originally proposed) to
Keary Street. This modification would redistribute / shift the anticipated Building 7 traffic
volumes from Nelson’s Court to Keary Street.
Furthermore, it is our opinion the Building 7 should share an access / driveway with
Building 8. The intent of this design is to reduce the amount of driveways along Keary
Street. Based on the analysis presented in this report, this shared driveway is expected to
operate acceptably during the peak commuting hours.
Additional access points along Brunette Avenue were not desired by MoTI and the
required land dedication to accommodate the access was not considered feasible. For
these reasons, access to Brunette Avenue is not considered as an option for this
development.

•

When compared to the previously evaluated density in the 2007 traffic study (660 units),
Scenario 4 of the proposed development is anticipated to generate a net addition of
approximately 43 vph during the AM peak hour and 45 vph teduring the PM peak hour.
This increase in vehicle traffic translates to an average of less than one (1) added
vehicular trip every minute in the AM and PM peak hours.

•

The increase to the residential units paired with the access location change for Building 7
does not change the overall findings presented in the 2007 Report. The intersection of
Brunette Avenue & E Columbia Street is near or at capacity for both the Base and Scenario
4 alternatives. However, this capacity concern is driven primarily by through traffic (i.e.
volumes with origins and destinations outside of the study area). As such, the overall
findings from the 2007 study are very comparable to the Scenario 4 analysis result. In
fact, the findings are almost identical for both scenarios.
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•

As part of the rezoning application’s density modifications for the Scenario 4 plan, the
project is to provide 2,075 parking stalls; this equates approximately 1.5/unit (1.3/unit
for residents plus 0.2/unit for visitors). This parking supply rate of 1.3/unit generally
falls in line with the survey findings from the Metro Vancouver Parking Study.
Additionally, the 1.3/unit provision is appropriate for the larger unit sizes offered by the
development and is still less than British Columbia’s average number of vehicles per
household (1.43). It is our opinion the proposed parking supply (1.3/unit) is appropriate
for the development and is not expected to result in any traffic impacts.

*

*

*

*

*

Bunt and Associates appreciates the opportunity to complete this report. We trust this information
will be of value. If you have any questions or concerns, please don’t hesitate to contact us
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APPENDIX A
Volume Exhibits

Net New Trips
In
288
Out
267

37
0
Braid
Street
30

90

Royal Columbian Hospital
E Columbia
Street

51
39

19

11
34

9
117
39

15
12

17

106

4

126

2

Keary Street
87

8

8

-2

Site Access 3
94
90

0
0
Spruce
Street

Simpson Street
Site Access 2
47

41

28
25

65
53

Alberta Street
Site Access 1
45

31

Brunette
Avenue

78
Strand
Avenue

82

78

E Columbia
Street

4
11

77

-2

Scenario 4 Plan Site Trip Volumes - AM Peak Hour
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Net New Trips
In
345
Out
277

45
0
Braid
Street
39

97

Royal Columbian Hospital
E Columbia
Street

38
85

19

8
58

45
43
45

10
38

30

140

88

8

Keary Street
60

14

14

-12

Site Access 3
153
204

0
0
Spruce
Street

Simpson Street
Site Access 2
18

44

11
13

191
55

Alberta Street
Site Access 1
61

45

Brunette
Avenue

68
Strand
Avenue

129

68

E Columbia
Street

20
26

109

-12

Scenario 4 Plan Site Trip Volumes - PM Peak Hour
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465

507

35
610
70

55

Braid
Street
170
465

25

275

205

10

Royal Columbian Hospital
E Columbia
Street

76
50

324

39

21
59

69
117
39

15
30
47

57

471

69

251

1402

Keary Street
87

1
28

8

0

1118

Site Access 3
20

482

94
0
0

0

30

Spruce
Street

Simpson Street
Site Access 2

5
0
5

10

4

437

41
30

412

28
0
53

65

Alberta Street
Site Access 1

15
0
2
10

4

425

10

462

31

Brunette
Avenue

458

Strand
Avenue
5
4

463

E Columbia
Street

19
1646

447

1328

Scenario 4 Plan Total Volumes - AM Peak Hour
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380

505

30
445
30

110

Braid
Street
375
705

30

464

262

30

Royal Columbian Hospital
E Columbia
Street

68
20

490

34

28
98

135
43
45

15
45
163

65

460

65

133

1048

Keary Street
60

4
34

14

1

1438

Site Access 3
35

569

153
0
0

0

75

Spruce
Street

Simpson Street
Site Access 2

20
0
15

20

373

20

463

44
45

11
0
55

191

Alberta Street
Site Access 1

30
0
4
10

5

496

10

559

45

Brunette
Avenue

423

Strand
Avenue
10
5

348

E Columbia
Street

35
1236

519

1618

Scenario 4 Plan Total Volumes - PM Peak Hour
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APPENDIX B
Synchro Reports

Base Scenario (Updated Network)

Queues
3: Brunette Ave. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Base Scenario (Updated Network) - AM Peak Hour

EBT
483
0.85
48.2
0.0
48.2
87.5
#139.8
190.2

EBR
1443
0.90
9.7
0.0
9.7
0.0
#14.2

WBT
NWL
490
1810
0.45
0.91
29.8
27.4
0.0
0.0
29.8
27.4
40.2 150.9
54.8 #193.9
58.6 309.6

570
0
0
0
0.85

1601
0
0
0
0.90

1084
0
0
0
0.45

1991
0
0
0
0.91

Intersection Summary
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.
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Synchro 9 Report (Build 901)
Page 1

HCM Signalized Intersection Capacity Analysis
Base Scenario (Updated Network) - AM Peak Hour
3: Brunette Ave. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

EBT

EBR

WBL

WBT

NWL

NWR

444
444
1900
6.2
1.00
1.00
1.00
1883
1.00
1883
0.92
483
0
483
NA
2

1328
1328
1900
6.2
1.00
0.85
1.00
1601
1.00
1601
0.92
1443
0
1443
pt+ov
24

0
0
1900

451
451
1900
6.2
0.95
1.00
1.00
3579
1.00
3579
0.92
490
0
490
NA
6

1646
1646
1900
6.2
0.97
1.00
0.95
3476
0.95
3476
0.92
1789
0
1810
Prot
4

19
19
1900

30.3
30.3
0.30
6.2
2.5
570
0.26

100.0
100.0
1.00

30.3
30.3
0.30
6.2
2.5
1084
0.14

57.3
57.3
0.57
6.2
2.5
1991
0.52

0.85
32.7
1.00
14.5
47.2
D
17.4
B

0.90
0.0
1.00
7.4
7.4
A

0.45
28.1
1.00
1.4
29.5
C
29.5
C

0.91
19.0
1.00
6.5
25.6
C
25.6
C

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

0.92
0
0
0

1601
c0.90

22.3
1.05
100.0
87.4%
15
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0.92
21
0
0

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

C
14.4
E

Synchro 9 Report (Build 901)
Page 2

Queues
5: Braid St. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Base Scenario (Updated Network) - AM Peak Hour

EBT
535
0.48
15.5
0.0
15.5
24.1
38.5
399.9

WBL
60
0.24
23.3
0.0
23.3
7.4
17.0

WBT
550
0.80
35.5
0.0
35.5
87.0
127.0
176.6

1226
0
0
0
0.44

284
0
0
0
0.21

781
0
0
0
0.70

WBR
505
0.56
4.6
0.0
4.6
0.0
19.2
65.0
959
0
0
0
0.53

NBT
778
0.79
36.9
0.0
36.9
69.3
90.9
462.3
1063
0
0
0
0.73

SBL
185
0.48
36.3
0.0
36.3
29.6
49.9
60.0
432
0
0
0
0.43

SBT
516
0.67
37.2
0.0
37.2
45.3
62.2
68.3
865
0
0
0
0.60

Intersection Summary

4418.38 Brewery District Rezoning Transportation Planning
13/01/2016

Synchro 9 Report (Build 901)
Page 3

HCM Signalized Intersection Capacity Analysis
Base Scenario (Updated Network) - AM Peak Hour
5: Braid St. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

25
25
1900

272
272
1900
4.0
0.95
0.94
1.00
3357
0.80
2694
0.92
296
117
418
NA
2

195
195
1900

55
55
1900
4.0
1.00
1.00
0.95
1789
0.36
686
0.92
60
0
60
Perm

506
506
1900
4.0
1.00
1.00
1.00
1883
1.00
1883
0.92
550
0
550
NA
6

465
465
1900
4.0
1.00
0.85
1.00
1601
1.00
1601
0.92
505
319
186
Perm

71
71
1900

610
610
1900
4.0
0.95
0.99
1.00
3535
1.00
3535
0.92
663
4
774
NA
4

35
35
1900

170
170
1900
4.0
1.00
1.00
0.95
1789
0.95
1789
0.92
185
0
185
Split
3

465
465
1900
4.0
0.95
1.00
1.00
3567
1.00
3567
0.92
505
2
514
NA
3

10
10
1900

23.6
24.6
0.28
5.0
4.0
987
c0.22

18.1
19.1
0.22
5.0
4.0
387
0.10

18.1
19.1
0.22
5.0
4.0
773
c0.14

0.78
29.3
1.00
4.4
33.7
C
33.7
C

0.48
30.1
1.00
1.3
31.4
C

0.67
31.6
1.00
2.4
34.0
C
33.3
C

0.92
27
0
0
Perm

0.92
212
0
0

2

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

6
31.4
32.4
0.37
5.0
4.0
252

31.4
32.4
0.37
5.0
4.0
990
0.16
0.42
20.8
1.00
0.4
21.2
C
21.2
C

0.09
0.24
19.3
1.00
0.7
20.0
B

28.7
0.76
88.1
87.7%
15
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31.4
32.4
0.37
5.0
4.0
692
c0.29
0.79
24.9
1.00
6.6
31.5
C
25.8
C

0.92
77
0
0
Split
4

6
31.4
32.4
0.37
5.0
4.0
588
0.12
0.32
19.9
1.00
0.4
20.3
C

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
38
0
0

0.92
11
0
0

C
12.0
E

Synchro 9 Report (Build 901)
Page 4

HCM Unsignalized Intersection Capacity Analysis
Base Scenario (Updated Network) - AM Peak Hour
9: Brunette Ave. & Keary St.

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

EBL

EBT

WBT

WBR

SBL

SBR

0
0

1118
1118
Free
0%
0.92
1215

1402
1402
Free
0%
0.92
1524

249
249

1
1
Stop
0%
0.92
1

28
28

0.92
30

None

None

1795

2267

898

1795
4.1

2267
6.8

898
6.9

2.2
100
340

3.5
97
34

3.3
89
283

0.92
0

EB 1
608
0
0
1700
0.36
0.0
0.0
0.0

EB 2
608
0
0
1700
0.36
0.0
0.0

WB 1
1016
0
0
1700
0.60
0.0
0.0

0.92
271

WB 2
779
0
271
1700
0.46
0.0
0.0

0.0

0.2
Err%
15
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SB 1
31
1
30
229
0.14
3.5
23.2
C
23.2
C

ICU Level of Service

H

Synchro 9 Report (Build 901)
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Queues
10: Keary St. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Base Scenario (Updated Network) - AM Peak Hour

EBT
666
0.50
4.7
0.0
4.7
19.3
35.8
98.0

WBT
447
0.34
3.4
0.0
3.4
10.4
19.2
114.0

NBT
100
0.42
18.6
0.0
18.6
4.6
15.2
90.0

SBT
101
0.41
16.8
0.0
16.8
4.0
14.4
81.0

1325
0
0
0
0.50

1320
0
0
0
0.34

256
0
0
0
0.39

264
0
0
0
0.38

Intersection Summary
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HCM Signalized Intersection Capacity Analysis
Base Scenario (Updated Network) - AM Peak Hour
10: Keary St. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frpb, ped/bikes
Flpb, ped/bikes
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Confl. Peds. (#/hr)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

61
61
1900

487
487
1900
4.0
1.00
1.00
1.00
0.99
1.00
1847
0.93
1726
0.92
529
8
658

65
65
1900

36
36
1900

50
50
1900

40
40
1900

15
15
1900

0.92
54
0
0

0.92
43
0
0

0.92
43
0
0

0.92
16
0
0
28
Perm

30
30
1900
4.0
1.00
0.95
0.98
0.93
0.99
1633
0.95
1568
0.92
33
47
54

48
48
1900

0.92
39
0
0

13
13
1900
4.0
1.00
1.00
1.00
0.94
0.98
1737
0.89
1579
0.92
14
38
62

40
40
1900

0.92
71
0
0

326
326
1900
4.0
1.00
1.00
1.00
0.98
1.00
1845
0.93
1720
0.92
354
9
438

0.92
66
0
0
Perm

NA
2

Perm

2

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

NA
2

2

Perm

NA
3

3

NA
3

3

37.9
37.9
0.74
4.0
3.0
1275

37.9
37.9
0.74
4.0
3.0
1270

5.4
5.4
0.11
4.0
3.0
166

5.4
5.4
0.11
4.0
3.0
165

c0.38
0.52
2.8
1.00
1.5
4.3
A
4.3
A

0.25
0.35
2.3
1.00
0.7
3.1
A
3.1
A

c0.04
0.37
21.4
1.00
1.4
22.8
C
22.8
C

0.03
0.33
21.3
1.00
1.2
22.5
C
22.5
C

6.7
0.50
51.3
63.3%
15
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HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
52
0
0
15

A
8.0
B
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HCM Unsignalized Intersection Capacity Analysis
Base Scenario (Updated Network) - AM Peak Hour
17: Keary St. & Access 3

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

EBL

EBR

NBL

NBT

SBT

SBR

21
21
Stop
0%
0.92
23

8
8

112
112

0.92
122

102
102
Free
0%
0.92
111

29
29

0.92
9

72
72
Free
0%
0.92
78

None

None

0.92
32

114
449

127

143

449
6.4

127
6.2

143
4.1

3.5
96
520

3.3
99
923

2.2
92
1440

EB 1
32
23
9
592
0.05
1.3
11.4
B
11.4
B

NB 1
200
122
0
1440
0.08
2.1
5.0
A
5.0

SB 1
143
0
32
1700
0.08
0.0
0.0
0.0

3.6
30.5%
15
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ICU Level of Service

A
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Queues
21: Columbia St. & Alberta Street

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

EBT
498
0.59
9.0
0.0
9.0
12.3
32.0
75.0
1818
0
0
0
0.27

WBL
72
0.21
6.4
0.0
6.4
1.5
6.1
35.0
756
0
0
0
0.10

Base Scenario (Updated Network) - AM Peak Hour

WBT
470
0.56
8.6
0.0
8.6
11.6
30.1
67.0

NBT
95
0.25
9.7
0.0
9.7
2.2
10.5
20.4

SBT
18
0.05
6.0
0.0
6.0
0.0
2.8
64.1

1828
0
0
0
0.26

990
0
0
0
0.10

992
0
0
0
0.02

Intersection Summary
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HCM Signalized Intersection Capacity Analysis
Base Scenario (Updated Network) - AM Peak Hour
21: Columbia St. & Alberta Street

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

0
0
1900

424
424
1900
4.0
1.00
0.99
1.00
1865
1.00
1865
0.92
461
6
492
NA
4

34
34
1900

66
66
1900
4.0
1.00
1.00
0.95
1789
0.41
776
0.92
72
0
72
Perm

422
422
1900
4.0
1.00
1.00
1.00
1877
1.00
1877
0.92
459
2
468
NA
8

10
10
1900

64
64
1900

23
23
1900

15
15
1900

0.92
70
0
0
Perm

0.92
25
0
0

0.92
16
0
0
Perm

0
0
1900
4.0
1.00
0.98
0.96
1776
0.76
1407
0.92
0
13
5
NA
6

2
2
1900

0.92
11
0
0

0
0
1900
4.0
1.00
0.96
0.96
1752
0.77
1402
0.92
0
19
76
NA
2

0.92
0
0
0

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

0.92
37
0
0

8
12.6
12.6
0.45
4.0
3.0
351

12.6
12.6
0.45
4.0
3.0
845
c0.26

0.09
0.21
4.6
1.00
0.3
4.9
A

0.58
5.6
1.00
1.0
6.7
A
6.7
A
6.6
0.45
27.8
42.9%
15
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2
12.6
12.6
0.45
4.0
3.0
850
0.25
0.55
5.5
1.00
0.8
6.3
A
6.1
A

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
2
0
0

6
7.2
7.2
0.26
4.0
3.0
363

7.2
7.2
0.26
4.0
3.0
364

c0.05
0.21
8.1
1.00
0.3
8.4
A
8.4
A

0.00
0.01
7.7
1.00
0.0
7.7
A
7.7
A
A
8.0
A
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Page 10

HCM Unsignalized Intersection Capacity Analysis
Base Scenario (Updated Network) - AM Peak Hour
23: Columbia St. & Simpson Street

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

4
4

413
413
Free
0%
0.92
449

44
44

0
0

20
20

0
0

5
5

0.92
22

0.92
0

0.92
129

0.92
5

0
0
Stop
0%
0.92
0

5
5

0.92
0

0
0
Stop
0%
0.92
0

119
119

0.92
48

461
461
Free
0%
0.92
501

0.92
5

0.92
4

None

None

91

122

0.98
523

0.82
497

0.83
998

0.83
1004

0.82
473

0.83
1122

0.83
1017

0.98
512

501
4.1

270
4.1

832
7.1

840
6.5

240
6.2

982
7.1

855
6.5

490
6.2

2.2
100
1040

2.2
100
1055

3.5
100
235

4.0
100
248

3.3
80
651

3.5
97
151

4.0
100
243

3.3
99
566

EB 1
501
4
48
1040
0.00
0.1
0.1
A
0.1

WB 1
523
0
22
1700
0.31
0.0
0.0
0.0

NB 1
129
0
129
651
0.20
5.6
11.9
B
11.9
B
1.5
45.3%
15
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SB 1
10
5
5
238
0.04
1.0
20.8
C
20.8
C

ICU Level of Service

A
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Queues
3: Brunette Ave. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

EBT
EBR
552
1759
0.71
1.10
35.8
60.3
0.0
0.0
35.8
60.3
106.7 ~77.4
148.2 #157.8
190.2
773
0
0
0
0.71

1601
0
0
0
1.10

Base Scenario (Updated Network) - PM Peak Hour

WBT
374
0.25
23.8
0.0
23.8
30.0
41.1
58.6

NWL
1378
0.82
31.2
0.0
31.2
138.3
167.8
309.6

1470
0
0
0
0.25

1687
0
0
0
0.82

Intersection Summary
~ Volume exceeds capacity, queue is theoretically infinite.
Queue shown is maximum after two cycles.
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.
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HCM Signalized Intersection Capacity Analysis
Base Scenario (Updated Network) - PM Peak Hour
3: Brunette Ave. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

EBT

EBR

WBL

WBT

NWL

NWR

508
508
1900
6.2
1.00
1.00
1.00
1883
1.00
1883
0.92
552
0
552
NA
2

1618
1618
1900
6.2
1.00
0.85
1.00
1601
1.00
1601
0.92
1759
0
1759
pt+ov
24

0
0
1900

344
344
1900
6.2
0.95
1.00
1.00
3579
1.00
3579
0.92
374
0
374
NA
6

1236
1236
1900
6.2
0.97
1.00
0.95
3471
0.95
3471
0.92
1343
1
1377
Prot
4

32
32
1900

49.3
49.3
0.41
6.2
2.5
773
0.29

120.0
120.0
1.00

49.3
49.3
0.41
6.2
2.5
1470
0.10

58.3
58.3
0.49
6.2
2.5
1686
0.40

0.71
29.5
1.00
5.6
35.0
D
95.6
F

1.10
60.0
1.00
54.6
114.6
F

0.25
23.3
1.00
0.4
23.7
C
23.7
C

0.82
26.3
1.00
3.1
29.4
C
29.4
C

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

0.92
0
0
0

1601
c1.10

66.5
1.25
120.0
105.4%
15
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0.92
35
0
0

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

E
14.4
G
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Queues
5: Braid St. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Base Scenario (Updated Network) - PM Peak Hour

EBT
815
0.79
32.1
0.0
32.1
71.9
95.8
399.9

WBL
120
0.84
76.0
0.0
76.0
23.1
#56.9

WBT
546
0.79
38.5
0.0
38.5
102.3
143.2
176.6

1245
0
0
0
0.65

176
0
0
0
0.68

856
0
0
0
0.64

WBR
413
0.50
5.8
0.0
5.8
4.9
25.6
65.0
934
0
0
0
0.44

NBT
SBL
556
408
0.78
0.81
48.9
50.2
0.0
0.0
48.9
50.2
61.0
84.8
82.1 #137.8
462.3
60.0
808
548
0
0
0
0
0
0
0.69
0.74

SBT
799
0.79
42.4
0.0
42.4
86.5
112.3
68.3
1093
0
0
0
0.73

Intersection Summary
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.
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HCM Signalized Intersection Capacity Analysis
Base Scenario (Updated Network) - PM Peak Hour
5: Braid St. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

30
30
1900

462
462
1900
5.0
0.95
0.95
1.00
3387
0.77
2622
0.92
502
62
753
NA
2

258
258
1900

110
110
1900
5.0
1.00
1.00
0.95
1789
0.21
388
0.92
120
0
120
Perm

502
502
1900
5.0
1.00
1.00
1.00
1883
1.00
1883
0.92
546
0
546
NA
6

380
380
1900
5.0
1.00
0.85
1.00
1601
1.00
1601
0.92
413
237
176
Perm

36
36
1900

445
445
1900
5.0
0.95
0.99
1.00
3534
1.00
3534
0.92
484
4
552
NA
4

30
30
1900

375
375
1900
5.0
1.00
1.00
0.95
1789
0.95
1789
0.92
408
0
408
Split
3

705
705
1900
5.0
0.95
0.99
1.00
3556
1.00
3556
0.92
766
3
796
NA
3

30
30
1900

20.7
20.7
0.20
5.0
4.0
708
c0.16

29.3
29.3
0.28
5.0
4.0
507
c0.23

29.3
29.3
0.28
5.0
4.0
1009
0.22

0.78
39.1
1.00
5.8
44.9
D
44.9
D

0.80
34.3
1.00
9.5
43.8
D

0.79
34.1
1.00
4.4
38.5
D
40.3
D

0.92
33
0
0
Perm

0.92
280
0
0

2

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

6
38.2
38.2
0.37
5.0
4.0
143

38.2
38.2
0.37
5.0
4.0
970
0.29
0.78
28.7
1.00
4.2
32.9
C
32.9
C

c0.31
0.84
29.7
1.00
34.0
63.7
E

37.4
0.81
103.2
100.1%
15
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38.2
38.2
0.37
5.0
4.0
697
0.29
0.78
28.8
1.00
6.1
34.9
C
33.7
C

0.92
39
0
0
Split
4

6
38.2
38.2
0.37
5.0
4.0
592
0.11
0.30
23.0
1.00
0.4
23.4
C

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
33
0
0

0.92
33
0
0

D
15.0
G
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HCM Unsignalized Intersection Capacity Analysis
Base Scenario (Updated Network) - PM Peak Hour
9: Brunette Ave. & Keary St.

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

EBL

EBT

WBT

WBR

SBL

SBR

1
1

1437
1437
Free
0%
0.92
1562

1045
1045
Free
0%
0.92
1136

127
127

4
4
Stop
0%
0.92
4

34
34

0.92
37

None

None

1274

1988

637

1274
4.1

1988
6.8

637
6.9

2.2
100
541

3.5
92
53

3.3
91
420

0.92
1

EB 1
522
1
0
541
0.00
0.0
0.1
A
0.0

EB 2
1041
0
0
1700
0.61
0.0
0.0

WB 1
757
0
0
1700
0.45
0.0
0.0

0.92
138

WB 2
517
0
138
1700
0.30
0.0
0.0

0.0

0.3
Err%
15
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SB 1
41
4
37
251
0.16
4.4
22.2
C
22.2
C

ICU Level of Service

H

Synchro 9 Report (Build 901)
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Queues
10: Keary St. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Base Scenario (Updated Network) - PM Peak Hour

EBT
651
0.60
8.4
0.0
8.4
30.1
54.7
98.0

WBT
575
0.49
6.8
0.0
6.8
24.4
42.1
114.0

NBT
199
0.82
46.7
0.0
46.7
15.3
#45.1
90.0

SBT
237
0.49
9.9
0.0
9.9
4.6
19.6
81.0

1087
0
0
0
0.60

1185
0
0
0
0.49

259
0
0
0
0.77

505
0
0
0
0.47

Intersection Summary
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.
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HCM Signalized Intersection Capacity Analysis
Base Scenario (Updated Network) - PM Peak Hour
10: Keary St. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

66
66
1900

467
467
1900
4.0
1.00
0.99
0.99
1846
0.90
1671
0.92
508
8
643
NA
2

65
65
1900

18
18
1900

20
20
1900

104
104
1900

15
15
1900

0.92
22
0
0

0.92
113
0
0
Perm

0.92
59
0
0

0.92
16
0
0
Perm

38
38
1900
4.0
1.00
0.90
1.00
1685
0.98
1652
0.92
41
143
94
NA
3

166
166
1900

0.92
20
0
0
Perm

25
25
1900
4.0
1.00
0.96
0.97
1758
0.58
1044
0.92
27
28
171
NA
3

54
54
1900

0.92
71
0
0

490
490
1900
4.0
1.00
0.99
1.00
1870
0.98
1828
0.92
533
2
573
NA
2

0.92
72
0
0
Perm
2

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

2

3

3

35.0
35.0
0.65
4.0
3.0
1081

35.0
35.0
0.65
4.0
3.0
1182

11.1
11.1
0.21
4.0
3.0
214

11.1
11.1
0.21
4.0
3.0
338

c0.38
0.60
5.5
1.00
2.4
7.9
A
7.9
A

0.31
0.48
4.9
1.00
1.4
6.3
A
6.3
A

c0.16
0.80
20.4
1.00
18.6
39.0
D
39.0
D

0.06
0.28
18.1
1.00
0.5
18.6
B
18.6
B

12.6
0.64
54.1
91.2%
15
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HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
180
0
0

B
8.0
F
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HCM Unsignalized Intersection Capacity Analysis
Base Scenario (Updated Network) - PM Peak Hour
17: Keary St. & Access 3

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

EBL

EBR

NBL

NBT

SBT

SBR

34
34
Stop
0%
0.92
37

14
14

23
23

0.92
25

115
115
Free
0%
0.92
125

6
6

0.92
15

150
150
Free
0%
0.92
163

None

None

0.92
7

114
342

128

132

342
6.4

128
6.2

132
4.1

3.5
94
643

3.3
98
921

2.2
98
1453

EB 1
52
37
15
705
0.07
1.8
10.5
B
10.5
B

NB 1
188
25
0
1453
0.02
0.4
1.1
A
1.1

SB 1
132
0
7
1700
0.08
0.0
0.0
0.0

2.0
28.9%
15
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ICU Level of Service

A
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Queues
21: Columbia St. & Alberta Street

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

EBT
603
0.66
9.4
0.0
9.4
15.7
41.3
75.0
1768
0
0
0
0.34

WBL
216
0.52
10.3
0.0
10.3
5.3
18.7
35.0
809
0
0
0
0.27

Base Scenario (Updated Network) - PM Peak Hour

WBT
439
0.47
6.8
0.0
6.8
10.2
26.8
67.0

NBT
74
0.23
11.7
0.0
11.7
2.0
11.2
20.4

SBT
37
0.11
9.6
0.0
9.6
0.6
6.2
64.1

1787
0
0
0
0.25

792
0
0
0
0.09

800
0
0
0
0.05

Intersection Summary
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HCM Signalized Intersection Capacity Analysis
Base Scenario (Updated Network) - PM Peak Hour
21: Columbia St. & Alberta Street

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

5
5
1900

490
490
1900
4.0
1.00
0.99
1.00
1855
1.00
1849
0.92
533
8
595
NA
4

60
60
1900

199
199
1900
4.0
1.00
1.00
0.95
1789
0.45
845
0.92
216
0
216
Perm

384
384
1900
4.0
1.00
0.99
1.00
1869
1.00
1869
0.92
417
4
435
NA
8

20
20
1900

59
59
1900

9
9
1900

30
30
1900

0.92
64
0
0
Perm

0.92
10
0
0

0.92
33
0
0
Perm

0
0
1900
4.0
1.00
0.99
0.96
1777
0.73
1363
0.92
0
14
23
NA
6

4
4
1900

0.92
22
0
0

0
0
1900
4.0
1.00
0.98
0.96
1772
0.73
1348
0.92
0
14
60
NA
2

0.92
5
0
0
Perm

0.92
65
0
0

4

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

8
15.3
15.3
0.50
4.0
3.0
423

15.3
15.3
0.50
4.0
3.0
927
c0.32
0.64
5.6
1.00
1.5
7.1
A
7.1
A

0.26
0.51
5.1
1.00
1.0
6.1
A

6.6
0.50
30.5
65.0%
15
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2
15.3
15.3
0.50
4.0
3.0
937
0.23
0.46
4.9
1.00
0.4
5.3
A
5.6
A

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
4
0
0

6
7.2
7.2
0.24
4.0
3.0
318

7.2
7.2
0.24
4.0
3.0
321

c0.04
0.19
9.3
1.00
0.3
9.6
A
9.6
A

0.02
0.07
9.1
1.00
0.1
9.2
A
9.2
A
A
8.0
C

Synchro 9 Report (Build 901)
Page 10

HCM Unsignalized Intersection Capacity Analysis
Base Scenario (Updated Network) - PM Peak Hour
23: Columbia St. & Simpson Street

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

20
20

454
454
Free
0%
0.92
493

55
55

0
0

35
35

0
0

20
20

0.92
38

0.92
0

0.92
177

0.92
22

0
0
Stop
0%
0.92
0

15
15

0.92
0

0
0
Stop
0%
0.92
0

163
163

0.92
60

569
569
Free
0%
0.92
618

0.92
16

0.92
22

None

None

91

122

0.89
656

0.77
553

0.83
1220

0.83
1223

0.77
523

0.83
1381

0.83
1234

0.89
637

556
4.1

274
4.1

873
7.1

876
6.5

235
6.2

1068
7.1

890
6.5

535
6.2

2.2
98
907

2.2
100
996

3.5
100
212

4.0
100
231

3.3
71
621

3.5
81
116

4.0
100
227

3.3
97
488

EB 1
575
22
60
907
0.02
0.6
0.7
A
0.7

WB 1
656
0
38
1700
0.39
0.0
0.0
0.0

NB 1
177
0
177
621
0.29
8.9
13.1
B
13.1
B
2.7
53.7%
15
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SB 1
38
22
16
170
0.22
6.2
32.1
D
32.1
D

ICU Level of Service

A

Synchro 9 Report (Build 901)
Page 11

Scenario 4 Plan

Queues
3: Brunette Ave. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Scenario 4 Plan - AM Peak Hour

EBT
486
0.85
48.8
0.0
48.8
88.1
#141.4
190.2

EBR
1442
0.90
9.7
0.0
9.7
0.0
#13.8

WBT
NWL
503
1809
0.46
0.91
30.0
27.3
0.0
0.0
30.0
27.3
41.3 150.8
56.4 #193.5
58.6 309.6

570
0
0
0
0.85

1601
0
0
0
0.90

1084
0
0
0
0.46

1991
0
0
0
0.91

Intersection Summary
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.
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HCM Signalized Intersection Capacity Analysis
3: Brunette Ave. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

Scenario 4 Plan - AM Peak Hour

EBT

EBR

WBL

WBT

NWL

NWR

447
447
1900
6.2
1.00
1.00
1.00
1883
1.00
1883
0.92
486
0
486
NA
2

1327
1327
1900
6.2
1.00
0.85
1.00
1601
1.00
1601
0.92
1442
0
1442
pt+ov
24

0
0
1900

463
463
1900
6.2
0.95
1.00
1.00
3579
1.00
3579
0.92
503
0
503
NA
6

1645
1645
1900
6.2
0.97
1.00
0.95
3476
0.95
3476
0.92
1788
0
1809
Prot
4

19
19
1900

30.3
30.3
0.30
6.2
2.5
570
0.26

100.0
100.0
1.00

30.3
30.3
0.30
6.2
2.5
1084
0.14

57.3
57.3
0.57
6.2
2.5
1991
0.52

0.85
32.8
1.00
14.9
47.7
D
17.5
B

0.90
0.0
1.00
7.4
7.4
A

0.46
28.3
1.00
1.4
29.7
C
29.7
C

0.91
19.0
1.00
6.5
25.5
C
25.5
C

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

0.92
0
0
0

1601
c0.90

22.4
1.05
100.0
87.3%
15
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0.92
21
0
0

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

C
14.4
E
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Queues
5: Braid St. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Scenario 4 Plan - AM Peak Hour

EBT
549
0.49
14.9
0.0
14.9
23.6
38.2
399.9

WBL
60
0.24
23.5
0.0
23.5
7.4
17.1

WBT
551
0.80
35.6
0.0
35.6
87.2
127.6
176.6

1235
0
0
0
0.44

277
0
0
0
0.22

780
0
0
0
0.71

WBR
505
0.56
4.6
0.0
4.6
0.0
19.2
65.0
959
0
0
0
0.53

NBT
777
0.79
36.9
0.0
36.9
69.2
90.8
462.3
1062
0
0
0
0.73

SBL
185
0.48
36.3
0.0
36.3
29.6
49.9
60.0
432
0
0
0
0.43

SBT
516
0.67
37.2
0.0
37.2
45.3
62.2
68.3
864
0
0
0
0.60

Intersection Summary
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HCM Signalized Intersection Capacity Analysis
5: Braid St. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

Scenario 4 Plan - AM Peak Hour

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

25
25
1900

275
275
1900
4.0
0.95
0.94
1.00
3352
0.80
2689
0.92
299
130
419
NA
2

205
205
1900

55
55
1900
4.0
1.00
1.00
0.95
1789
0.36
669
0.92
60
0
60
Perm

507
507
1900
4.0
1.00
1.00
1.00
1883
1.00
1883
0.92
551
0
551
NA
6

465
465
1900
4.0
1.00
0.85
1.00
1601
1.00
1601
0.92
505
319
186
Perm

70
70
1900

610
610
1900
4.0
0.95
0.99
1.00
3535
1.00
3535
0.92
663
4
773
NA
4

35
35
1900

170
170
1900
4.0
1.00
1.00
0.95
1789
0.95
1789
0.92
185
0
185
Split
3

465
465
1900
4.0
0.95
1.00
1.00
3567
1.00
3567
0.92
505
2
514
NA
3

10
10
1900

23.6
24.6
0.28
5.0
4.0
987
c0.22

18.1
19.1
0.22
5.0
4.0
387
0.10

18.1
19.1
0.22
5.0
4.0
773
c0.14

0.78
29.3
1.00
4.4
33.7
C
33.7
C

0.48
30.1
1.00
1.3
31.4
C

0.67
31.6
1.00
2.4
34.0
C
33.3
C

0.92
27
0
0
Perm

0.92
223
0
0

2

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

6
31.4
32.4
0.37
5.0
4.0
246

31.4
32.4
0.37
5.0
4.0
988
0.16
0.42
20.9
1.00
0.4
21.3
C
21.3
C

0.09
0.24
19.3
1.00
0.7
20.0
C

28.7
0.76
88.1
88.1%
15
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31.4
32.4
0.37
5.0
4.0
692
c0.29
0.80
24.9
1.00
6.7
31.6
C
25.9
C

0.92
76
0
0
Split
4

6
31.4
32.4
0.37
5.0
4.0
588
0.12
0.32
19.9
1.00
0.4
20.3
C

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
38
0
0

0.92
11
0
0

C
12.0
E
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HCM Unsignalized Intersection Capacity Analysis
9: Brunette Ave. & Keary St.

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

Scenario 4 Plan - AM Peak Hour

EBL

EBT

WBT

WBR

SBL

SBR

0
0

1117
1117
Free
0%
0.92
1214

1402
1402
Free
0%
0.92
1524

250
250

1
1
Stop
0%
0.92
1

28
28

0.92
30

None

None

1796

2267

898

1796
4.1

2267
6.8

898
6.9

2.2
100
340

3.5
97
34

3.3
89
282

0.92
0

EB 1
607
0
0
1700
0.36
0.0
0.0
0.0

EB 2
607
0
0
1700
0.36
0.0
0.0

WB 1
1016
0
0
1700
0.60
0.0
0.0

0.92
272

WB 2
780
0
272
1700
0.46
0.0
0.0

0.0

0.2
Err%
15
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SB 1
31
1
30
229
0.14
3.5
23.2
C
23.2
C

ICU Level of Service

H

Synchro 9 Report (Build 901)
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Queues
10: Keary St. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Scenario 4 Plan - AM Peak Hour

EBT
649
0.49
4.6
0.0
4.6
18.3
34.1
98.0

WBT
447
0.34
3.4
0.0
3.4
10.4
19.2
114.0

NBT
168
0.61
22.5
0.0
22.5
7.3
#25.8
90.0

SBT
99
0.40
16.7
0.0
16.7
4.0
14.3
81.0

1325
0
0
0
0.49

1310
0
0
0
0.34

287
0
0
0
0.59

260
0
0
0
0.38

Intersection Summary
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.
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HCM Signalized Intersection Capacity Analysis
10: Keary St. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

Scenario 4 Plan - AM Peak Hour

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

57
57
1900

471
471
1900
4.0
1.00
0.98
1.00
1845
0.93
1731
0.92
512
8
641
NA
2

69
69
1900

39
39
1900

50
50
1900

59
59
1900

15
15
1900

0.92
54
0
0

0.92
64
0
0
Perm

0.92
82
0
0

0.92
16
0
0
Perm

30
30
1900
4.0
1.00
0.93
0.99
1741
0.90
1572
0.92
33
45
54
NA
3

46
46
1900

0.92
42
0
0
Perm

20
20
1900
4.0
1.00
0.93
0.98
1726
0.90
1584
0.92
22
71
97
NA
3

75
75
1900

0.92
75
0
0

323
323
1900
4.0
1.00
0.98
1.00
1844
0.92
1710
0.92
351
9
438
NA
2

0.92
62
0
0
Perm
2

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

2

3

3

37.9
37.9
0.74
4.0
3.0
1273

37.9
37.9
0.74
4.0
3.0
1258

5.6
5.6
0.11
4.0
3.0
172

5.6
5.6
0.11
4.0
3.0
170

c0.37
0.50
2.9
1.00
1.4
4.3
A
4.3
A

0.26
0.35
2.4
1.00
0.8
3.2
A
3.2
A

c0.06
0.56
21.8
1.00
4.2
25.9
C
25.9
C

0.03
0.32
21.2
1.00
1.1
22.3
C
22.3
C

7.9
0.51
51.5
64.7%
15
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HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
50
0
0

A
8.0
C
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HCM Unsignalized Intersection Capacity Analysis
17: Keary St. & Access 3

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

Scenario 4 Plan - AM Peak Hour

EBL

EBR

NBL

NBT

SBT

SBR

86
86
Stop
0%
0.92
93

8
8

116
116

0.92
126

21
21
Free
0%
0.92
23

38
38

0.92
9

69
69
Free
0%
0.92
75

None

None

0.92
41

114
370

44

64

370
6.4

44
6.2

64
4.1

3.5
84
578

3.3
99
1027

2.2
92
1538

EB 1
102
93
9
602
0.17
4.6
12.2
B
12.2
B

NB 1
201
126
0
1538
0.08
2.0
5.0
A
5.0

SB 1
64
0
41
1700
0.04
0.0
0.0
0.0

6.1
28.6%
15
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ICU Level of Service

A
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Queues
21: Columbia St. & Alberta Street

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

EBT
500
0.59
8.9
0.0
8.9
12.1
31.0
75.0
1859
0
0
0
0.27

WBL
70
0.16
5.5
0.0
5.5
1.4
5.4
35.0
978
0
0
0
0.07

Scenario 4 Plan - AM Peak Hour

WBT
459
0.54
8.2
0.0
8.2
10.8
28.0
67.0

NBT
88
0.23
8.9
0.0
8.9
1.8
9.4
20.4

SBT
18
0.05
6.0
0.0
6.0
0.0
2.8
64.1

1876
0
0
0
0.24

1021
0
0
0
0.09

999
0
0
0
0.02

Intersection Summary

4418.38 Brewery District Rezoning Transportation Planning
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HCM Signalized Intersection Capacity Analysis
21: Columbia St. & Alberta Street

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

Scenario 4 Plan - AM Peak Hour

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

4
4
1900

425
425
1900
4.0
1.00
0.99
1.00
1865
1.00
1859
0.92
462
5
495
NA
4

31
31
1900

64
64
1900
4.0
1.00
1.00
0.95
1789
0.52
977
0.92
70
0
70
Perm

412
412
1900
4.0
1.00
1.00
1.00
1877
1.00
1877
0.92
448
2
457
NA
8

10
10
1900

53
53
1900

28
28
1900

15
15
1900

0.92
58
0
0
Perm

0.92
30
0
0

0.92
16
0
0
Perm

0
0
1900
4.0
1.00
0.98
0.96
1776
0.76
1401
0.92
0
13
5
NA
6

2
2
1900

0.92
11
0
0

0
0
1900
4.0
1.00
0.95
0.97
1739
0.79
1427
0.92
0
22
66
NA
2

0.92
4
0
0
Perm

0.92
34
0
0

4

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

8
12.5
12.5
0.46
4.0
3.0
445

12.5
12.5
0.46
4.0
3.0
848
c0.27
0.58
5.5
1.00
1.0
6.5
A
6.5
A

0.07
0.16
4.4
1.00
0.2
4.5
A

6.4
0.44
27.4
58.2%
15
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2
12.5
12.5
0.46
4.0
3.0
856
0.24
0.53
5.4
1.00
0.6
6.0
A
5.8
A

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
2
0
0

6
6.9
6.9
0.25
4.0
3.0
359

6.9
6.9
0.25
4.0
3.0
352

c0.05
0.18
8.0
1.00
0.2
8.3
A
8.3
A

0.00
0.01
7.7
1.00
0.0
7.7
A
7.7
A
A
8.0
B
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HCM Unsignalized Intersection Capacity Analysis
23: Columbia St. & Simpson Street

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

Scenario 4 Plan - AM Peak Hour

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

4
4

436
436
Free
0%
0.92
474

41
41

0
0

20
20

0
0

5
5

0.92
22

0.92
0

0.92
102

0.92
5

0
0
Stop
0%
0.92
0

5
5

0.92
0

0
0
Stop
0%
0.92
0

94
94

0.92
45

481
481
Free
0%
0.92
523

0.92
5

0.92
4

None

None

91

122

0.98
545

0.82
519

0.83
1044

0.83
1050

0.82
496

0.83
1140

0.83
1061

0.98
534

524
4.1

297
4.1

888
7.1

896
6.5

270
6.2

1006
7.1

910
6.5

512
6.2

2.2
100
1020

2.2
100
1031

3.5
100
216

4.0
100
230

3.3
84
627

3.5
97
152

4.0
100
226

3.3
99
549

EB 1
523
4
45
1020
0.00
0.1
0.1
A
0.1

WB 1
545
0
22
1700
0.32
0.0
0.0
0.0

NB 1
102
0
102
627
0.16
4.4
11.9
B
11.9
B
1.3
44.8%
15
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SB 1
10
5
5
238
0.04
1.0
20.8
C
20.8
C

ICU Level of Service

A
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Queues
3: Brunette Ave. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

EBT
EBR
552
1759
0.71
1.10
35.8
60.3
0.0
0.0
35.8
60.3
106.7 ~77.4
148.2 #157.8
190.2
773
0
0
0
0.71

1601
0
0
0
1.10

Scenario 4 Plan - PM Peak Hour

WBT
374
0.25
23.8
0.0
23.8
30.0
41.1
58.6

NWL
1378
0.82
31.2
0.0
31.2
138.3
167.8
309.6

1470
0
0
0
0.25

1687
0
0
0
0.82

Intersection Summary
~ Volume exceeds capacity, queue is theoretically infinite.
Queue shown is maximum after two cycles.
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.
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HCM Signalized Intersection Capacity Analysis
3: Brunette Ave. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

Scenario 4 Plan - PM Peak Hour

EBT

EBR

WBL

WBT

NWL

NWR

508
508
1900
6.2
1.00
1.00
1.00
1883
1.00
1883
0.92
552
0
552
NA
2

1618
1618
1900
6.2
1.00
0.85
1.00
1601
1.00
1601
0.92
1759
0
1759
pt+ov
24

0
0
1900

344
344
1900
6.2
0.95
1.00
1.00
3579
1.00
3579
0.92
374
0
374
NA
6

1236
1236
1900
6.2
0.97
1.00
0.95
3471
0.95
3471
0.92
1343
1
1377
Prot
4

32
32
1900

49.3
49.3
0.41
6.2
2.5
773
0.29

120.0
120.0
1.00

49.3
49.3
0.41
6.2
2.5
1470
0.10

58.3
58.3
0.49
6.2
2.5
1686
0.40

0.71
29.5
1.00
5.6
35.0
D
95.6
F

1.10
60.0
1.00
54.6
114.6
F

0.25
23.3
1.00
0.4
23.7
C
23.7
C

0.82
26.3
1.00
3.1
29.4
C
29.4
C

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

0.92
0
0
0

1601
c1.10

66.5
1.25
120.0
105.4%
15
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0.92
35
0
0

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

E
14.4
G
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Queues
5: Braid St. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Scenario 4 Plan - PM Peak Hour

EBT
815
0.79
32.1
0.0
32.1
71.9
95.8
399.9

WBL
120
0.84
76.0
0.0
76.0
23.1
#56.9

WBT
546
0.79
38.5
0.0
38.5
102.3
143.2
176.6

1245
0
0
0
0.65

176
0
0
0
0.68

856
0
0
0
0.64

WBR
413
0.50
5.8
0.0
5.8
4.9
25.6
65.0
934
0
0
0
0.44

NBT
SBL
556
408
0.78
0.81
48.9
50.2
0.0
0.0
48.9
50.2
61.0
84.8
82.1 #137.8
462.3
60.0
808
548
0
0
0
0
0
0
0.69
0.74

SBT
799
0.79
42.4
0.0
42.4
86.5
112.3
68.3
1093
0
0
0
0.73

Intersection Summary
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.
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HCM Signalized Intersection Capacity Analysis
5: Braid St. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

Scenario 4 Plan - PM Peak Hour

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

30
30
1900

462
462
1900
5.0
0.95
0.95
1.00
3387
0.77
2622
0.92
502
62
753
NA
2

258
258
1900

110
110
1900
5.0
1.00
1.00
0.95
1789
0.21
388
0.92
120
0
120
Perm

502
502
1900
5.0
1.00
1.00
1.00
1883
1.00
1883
0.92
546
0
546
NA
6

380
380
1900
5.0
1.00
0.85
1.00
1601
1.00
1601
0.92
413
237
176
Perm

36
36
1900

445
445
1900
5.0
0.95
0.99
1.00
3534
1.00
3534
0.92
484
4
552
NA
4

30
30
1900

375
375
1900
5.0
1.00
1.00
0.95
1789
0.95
1789
0.92
408
0
408
Split
3

705
705
1900
5.0
0.95
0.99
1.00
3556
1.00
3556
0.92
766
3
796
NA
3

30
30
1900

20.7
20.7
0.20
5.0
4.0
708
c0.16

29.3
29.3
0.28
5.0
4.0
507
c0.23

29.3
29.3
0.28
5.0
4.0
1009
0.22

0.78
39.1
1.00
5.8
44.9
D
44.9
D

0.80
34.3
1.00
9.5
43.8
D

0.79
34.1
1.00
4.4
38.5
D
40.3
D

0.92
33
0
0
Perm

0.92
280
0
0

2

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

6
38.2
38.2
0.37
5.0
4.0
143

38.2
38.2
0.37
5.0
4.0
970
0.29
0.78
28.7
1.00
4.2
32.9
C
32.9
C

c0.31
0.84
29.7
1.00
34.0
63.7
E

37.4
0.81
103.2
100.1%
15
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38.2
38.2
0.37
5.0
4.0
697
0.29
0.78
28.8
1.00
6.1
34.9
C
33.7
C

0.92
39
0
0
Split
4

6
38.2
38.2
0.37
5.0
4.0
592
0.11
0.30
23.0
1.00
0.4
23.4
C

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
33
0
0

0.92
33
0
0

D
15.0
G
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HCM Unsignalized Intersection Capacity Analysis
9: Brunette Ave. & Keary St.

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

Scenario 4 Plan - PM Peak Hour

EBL

EBT

WBT

WBR

SBL

SBR

1
1

1437
1437
Free
0%
0.92
1562

1045
1045
Free
0%
0.92
1136

127
127

4
4
Stop
0%
0.92
4

34
34

0.92
37

None

None

1274

1988

637

1274
4.1

1988
6.8

637
6.9

2.2
100
541

3.5
92
53

3.3
91
420

0.92
1

EB 1
522
1
0
541
0.00
0.0
0.1
A
0.0

EB 2
1041
0
0
1700
0.61
0.0
0.0

WB 1
757
0
0
1700
0.45
0.0
0.0

0.92
138

WB 2
517
0
138
1700
0.30
0.0
0.0

0.0

0.3
Err%
15

4418.38 Brewery District Rezoning Transportation Planning
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SB 1
41
4
37
251
0.16
4.4
22.2
C
22.2
C

ICU Level of Service

H
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Queues
10: Keary St. & Columbia St.

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

Scenario 4 Plan - PM Peak Hour

EBT
651
0.60
8.4
0.0
8.4
30.1
54.7
98.0

WBT
575
0.49
6.8
0.0
6.8
24.4
42.1
114.0

NBT
199
0.82
46.7
0.0
46.7
15.3
#45.1
90.0

SBT
237
0.49
9.9
0.0
9.9
4.6
19.6
81.0

1087
0
0
0
0.60

1185
0
0
0
0.49

259
0
0
0
0.77

505
0
0
0
0.47

Intersection Summary
# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.
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HCM Signalized Intersection Capacity Analysis
10: Keary St. & Columbia St.

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

Scenario 4 Plan - PM Peak Hour

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

66
66
1900

467
467
1900
4.0
1.00
0.99
0.99
1846
0.90
1671
0.92
508
8
643
NA
2

65
65
1900

18
18
1900

20
20
1900

104
104
1900

15
15
1900

0.92
22
0
0

0.92
113
0
0
Perm

0.92
59
0
0

0.92
16
0
0
Perm

38
38
1900
4.0
1.00
0.90
1.00
1685
0.98
1652
0.92
41
143
94
NA
3

166
166
1900

0.92
20
0
0
Perm

25
25
1900
4.0
1.00
0.96
0.97
1758
0.58
1044
0.92
27
28
171
NA
3

54
54
1900

0.92
71
0
0

490
490
1900
4.0
1.00
0.99
1.00
1870
0.98
1828
0.92
533
2
573
NA
2

0.92
72
0
0
Perm
2

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

2

3

3

35.0
35.0
0.65
4.0
3.0
1081

35.0
35.0
0.65
4.0
3.0
1182

11.1
11.1
0.21
4.0
3.0
214

11.1
11.1
0.21
4.0
3.0
338

c0.38
0.60
5.5
1.00
2.4
7.9
A
7.9
A

0.31
0.48
4.9
1.00
1.4
6.3
A
6.3
A

c0.16
0.80
20.4
1.00
18.6
39.0
D
39.0
D

0.06
0.28
18.1
1.00
0.5
18.6
B
18.6
B

12.6
0.64
54.1
91.2%
15

4418.38 Brewery District Rezoning Transportation Planning
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HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
180
0
0

B
8.0
F
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HCM Unsignalized Intersection Capacity Analysis
17: Keary St. & Access 3

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

Scenario 4 Plan - PM Peak Hour

EBL

EBR

NBL

NBT

SBT

SBR

34
34
Stop
0%
0.92
37

14
14

23
23

0.92
25

115
115
Free
0%
0.92
125

6
6

0.92
15

150
150
Free
0%
0.92
163

None

None

0.92
7

114
342

128

132

342
6.4

128
6.2

132
4.1

3.5
94
643

3.3
98
921

2.2
98
1453

EB 1
52
37
15
705
0.07
1.8
10.5
B
10.5
B

NB 1
188
25
0
1453
0.02
0.4
1.1
A
1.1

SB 1
132
0
7
1700
0.08
0.0
0.0
0.0

2.0
28.9%
15

4418.38 Brewery District Rezoning Transportation Planning
13/01/2016

ICU Level of Service

A
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Queues
21: Columbia St. & Alberta Street

Lane Group
Lane Group Flow (vph)
v/c Ratio
Control Delay
Queue Delay
Total Delay
Queue Length 50th (m)
Queue Length 95th (m)
Internal Link Dist (m)
Turn Bay Length (m)
Base Capacity (vph)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced v/c Ratio

EBT
603
0.66
9.4
0.0
9.4
15.7
41.3
75.0
1768
0
0
0
0.34

WBL
216
0.52
10.3
0.0
10.3
5.3
18.7
35.0
809
0
0
0
0.27

Scenario 4 Plan - PM Peak Hour

WBT
439
0.47
6.8
0.0
6.8
10.2
26.8
67.0

NBT
74
0.23
11.7
0.0
11.7
2.0
11.2
20.4

SBT
37
0.11
9.6
0.0
9.6
0.6
6.2
64.1

1787
0
0
0
0.25

792
0
0
0
0.09

800
0
0
0
0.05

Intersection Summary
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HCM Signalized Intersection Capacity Analysis
21: Columbia St. & Alberta Street

Movement
Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphpl)
Total Lost time (s)
Lane Util. Factor
Frt
Flt Protected
Satd. Flow (prot)
Flt Permitted
Satd. Flow (perm)
Peak-hour factor, PHF
Adj. Flow (vph)
RTOR Reduction (vph)
Lane Group Flow (vph)
Turn Type
Protected Phases
Permitted Phases
Actuated Green, G (s)
Effective Green, g (s)
Actuated g/C Ratio
Clearance Time (s)
Vehicle Extension (s)
Lane Grp Cap (vph)
v/s Ratio Prot
v/s Ratio Perm
v/c Ratio
Uniform Delay, d1
Progression Factor
Incremental Delay, d2
Delay (s)
Level of Service
Approach Delay (s)
Approach LOS

Scenario 4 Plan - PM Peak Hour

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

5
5
1900

490
490
1900
4.0
1.00
0.99
1.00
1855
1.00
1849
0.92
533
8
595
NA
4

60
60
1900

199
199
1900
4.0
1.00
1.00
0.95
1789
0.45
845
0.92
216
0
216
Perm

384
384
1900
4.0
1.00
0.99
1.00
1869
1.00
1869
0.92
417
4
435
NA
8

20
20
1900

59
59
1900

9
9
1900

30
30
1900

0.92
64
0
0
Perm

0.92
10
0
0

0.92
33
0
0
Perm

0
0
1900
4.0
1.00
0.99
0.96
1777
0.73
1363
0.92
0
14
23
NA
6

4
4
1900

0.92
22
0
0

0
0
1900
4.0
1.00
0.98
0.96
1772
0.73
1348
0.92
0
14
60
NA
2

0.92
5
0
0
Perm

0.92
65
0
0

4

Intersection Summary
HCM 2000 Control Delay
HCM 2000 Volume to Capacity ratio
Actuated Cycle Length (s)
Intersection Capacity Utilization
Analysis Period (min)
c Critical Lane Group

8
15.3
15.3
0.50
4.0
3.0
423

15.3
15.3
0.50
4.0
3.0
927
c0.32
0.64
5.6
1.00
1.5
7.1
A
7.1
A

0.26
0.51
5.1
1.00
1.0
6.1
A

6.6
0.50
30.5
65.0%
15

4418.38 Brewery District Rezoning Transportation Planning
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2
15.3
15.3
0.50
4.0
3.0
937
0.23
0.46
4.9
1.00
0.4
5.3
A
5.6
A

HCM 2000 Level of Service
Sum of lost time (s)
ICU Level of Service

0.92
4
0
0

6
7.2
7.2
0.24
4.0
3.0
318

7.2
7.2
0.24
4.0
3.0
321

c0.04
0.19
9.3
1.00
0.3
9.6
A
9.6
A

0.02
0.07
9.1
1.00
0.1
9.2
A
9.2
A
A
8.0
C
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HCM Unsignalized Intersection Capacity Analysis
23: Columbia St. & Simpson Street

Movement
Lane Configurations
Traffic Volume (veh/h)
Future Volume (Veh/h)
Sign Control
Grade
Peak Hour Factor
Hourly flow rate (vph)
Pedestrians
Lane Width (m)
Walking Speed (m/s)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upstream signal (m)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol
tC, single (s)
tC, 2 stage (s)
tF (s)
p0 queue free %
cM capacity (veh/h)
Direction, Lane #
Volume Total
Volume Left
Volume Right
cSH
Volume to Capacity
Queue Length 95th (m)
Control Delay (s)
Lane LOS
Approach Delay (s)
Approach LOS
Intersection Summary
Average Delay
Intersection Capacity Utilization
Analysis Period (min)

Scenario 4 Plan - PM Peak Hour

EBL

EBT

EBR

WBL

WBT

WBR

NBL

NBT

NBR

SBL

SBT

SBR

20
20

454
454
Free
0%
0.92
493

55
55

0
0

35
35

0
0

20
20

0.92
38

0.92
0

0.92
177

0.92
22

0
0
Stop
0%
0.92
0

15
15

0.92
0

0
0
Stop
0%
0.92
0

163
163

0.92
60

569
569
Free
0%
0.92
618

0.92
16

0.92
22

None

None

91

122

0.89
656

0.77
553

0.83
1220

0.83
1223

0.77
523

0.83
1381

0.83
1234

0.89
637

556
4.1

274
4.1

873
7.1

876
6.5

235
6.2

1068
7.1

890
6.5

535
6.2

2.2
98
907

2.2
100
996

3.5
100
212

4.0
100
231

3.3
71
621

3.5
81
116

4.0
100
227

3.3
97
488

EB 1
575
22
60
907
0.02
0.6
0.7
A
0.7

WB 1
656
0
38
1700
0.39
0.0
0.0
0.0

NB 1
177
0
177
621
0.29
8.9
13.1
B
13.1
B
2.7
53.7%
15
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SB 1
38
22
16
170
0.22
6.2
32.1
D
32.1
D

ICU Level of Service

A
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APPENDIX C
Proposed Parking Supply

KEARY STREET

SIMPSON STREET

ALBERTA STREET

STRAND STREET

FUTURE WESGROUP
DEVELOPMENT REZONING SITE

EAST COLUMBIA STREET

"
'-0 m
55 .762
16

COMMUNAL
BIKE STORAGE

P107

RAMP DOWN
SLOPE 10%

P106

COMMUNAL
BIKE STORAGE
P108

VIS

IT

OR

GENERATOR
ROOM

VIS

P112

ITO

R

VIS

COMM.

IT

OR

IT

SMALL
CAR

OR

C
W AR
AS
H

VIS

VIS

IT

OR

OR

WATER ENTRY
ROOM

VIS

VIS

P111

ITO

R

BUILDING 2
200 EAST COLUMBIA ST.
6 STOREYS
(173 PARKING STALLS)

TRANSLINK
BUILDING 1

TEL/COM
ROOM

VIS

P114

IT

IT

IT

OR

OR

VIS
OR

VIS

BUILDING 4

MAIN EMERGENCY
ROOM

CORRIDOR

VIS
R

VIS

R

R

VIS

ITO

ITO

VESTBULE

287 NELSON'S CR.
8 STOREYS
(365 PARKING STALLS)

P110

P102

200 NELSON'S CR.
15 STOREYS / 156'-2"
(145 PARKING STALLS)
GARBAGE
RECYCLING ROOM

VIS

R

ITO
R

P104

VIS
VIS

R

ITO

VIS

R

HV DISTRIBUTION
ROOM
P109

P101

IT

ITO

ITO

RESIDENTIAL
ELEVATOR LOBBY

IT

OR

P103

VIS

ITO

R

ITO

VIS
ITO
R

VIS

P105

IT

OR

VIS

SM
CA ALL
R

OR

IT

VIS

IT

OR
AV
EN

STRATA STORAGE
ROOM

ELEVATOR
MACH. RM.

P115

AP115

VISITOR

RAMP DN @ 5%

RAMP DN @ 5%

BIKE STORAGE
(9)

BR

WATER ENTRY ROOM

VISITOR

47'-8"
T/O SLAB

47'-8"
T/O SLAB

WATER ENTRY
ROOM

TEL./COMM.

UE

DRIVE WAY

DRIVE WAY
ON L1 & L2

27

E

26

ET
T

PROPERTY LINE - 233'-4" (71.12M) 90°56'35"

1/4" = 1'-0"

VIS

UN

NELSON'S CRESCENT
WATER ENTRY ROOM

BR

RAMP ACCESS TO
BELOW-GRADE
PARKING FOR
BUILDING 5 & 6

SUBDIVISION PROPERTY LINE

VESTBULE

VESTBULE
P115

EXIT
STAIR #4
AP107a

47'-8"
T/O SLAB

TEL./COMM.
ROOM

O/H GATE

IT

OR

VIS

VIS

R

ITO

IT

OR

BUILDING 6
RESIDENTIAL

VIS
ITO

R

R

VIS

VIS

IT

OR

OR

VIS
IT

IT

OR

VIS
ITO

R

VIS
R

VIS
ITO
VIS
ITO
R

IT

OR

VIS
VISITOR

VISITOR
LIN

E

RAMP DOWN @ 5%

EXIT STAIR
TO SURFACE

STORAGE
(16 LOCKERS)

4

EMERGENCY GENERATOR
ROOM
(12FT. HEADROOM)

Y

MAIN EMERGENCY
ROOM
(12FT. HEADROOM)

RAMP ACCESS TO
BELOW-GRADE
PARKING FOR
BUILDING 7

OP
E

RT

GARBAGE/ RECYCLE

PR

STAGING AREA

N

ROUND-ABOUT
ON L1

BIKE STORAGE
(17)

IO

BIKE STORAGE
(35)

IS

RAMP DOWN @ 5%

3

VISITOR

IV

25 STOREYS / 245'-0"
(314 PARKING STALLS)

VISITOR

BD

1

VISITOR

SU

14 STOREYS / 195'-0"
(358 PARKING STALLS)

WATER ENTRY ROOM

VIS
ITO

BIKE LOCKERS
(11)

OR

GARBAGE/ RECYCLE

15

PARKADE ENTRY
(FROM BLDG 5 RAMP)

IT

39

VIS

TEL./COMM.
ROOM

51'-0"
B/O RAMP

OR

BUILDING 8
OFFICE

EMERGENCY GENERATOR
ROOM
(12FT. HEADROOM)

SUBDIVISION PROPERTY LINE

36

RAMP UP 2'-0"
20'-0" @ 10%

RESIDENTIAL
GARBAGE/
RECYCLING

51'-0"
T/O SLAB

53'-0"
B/O RAMP

EXIT
TO L1

VEST.

MAIN EMERGENCY
ROOM
(12FT. HEADROOM)

SECURE
DOOR

MAIN EMERGENCY
ROOM
12 FT. HEADROOM

51'-0"
T/O SLAB

IT

BIKE LOCKERS
(28)

BIKE STORAGE
(41)

RAMP UP 9'-0"
60'-0" @ 15%

EMERGENCY
GENERATOR ROOM
12 FT. HEADROOM

STORAGE
(78 LOCKERS)

RESIDENTIAL
ELEVATOR
LOBBY

39
VISITOR
PARKING
STALLS

VIS

RAMP UP @ 5%

RAMP DN @ 5%

51'-0"
T/O SLAB

VEST.

51'-0"
T/O RAMP

VISITOR

AP104

35

VISITOR

16

EXIT
STAIR #5

CONVENIENT
STAIR TO L1

VISITOR VISITOR
SMALL
SMALL
CAR
CAR

VISITOR

AP106

AP105

ELEC. CLOSET

VISITOR VISITOR VISITOR
SMALL
SMALL
SMALL
CAR
CAR
CAR

VISITOR

18 STOREYS / 176'-0"
(250 PARKING STALLS)

MEETING ROOM

OFFICE

28

VISITOR VISITOR VISITOR
SMALL
SMALL
SMALL
CAR
CAR
CAR

VISITOR

1 STOREY

BUILDING 5
RESIDENTIAL

RAMP DOWN 3'-6"
70'-0" @ 5%

AMENITY

VISITOR

EASEMENT LINE

UE

P

MECH. SHAFT

VISITOR

EN

" M
'-0 RA
42 /O
B

O/H GATE

47'-6"
B/O RAMP

AV

VISITOR

TE

VISITOR

ET

RAMP DOWN5'-6"
55'-0" @ 10%

VISITOR

25

UN

KEARY STREET

COMMUNAL
BIKE STORAGE

NELSON'S CRESCENT

RAMP ACCESS TO
BELOW-GRADE PARKING
FOR BUILDING 3 & 4
(APPROVED)

RAMP DOWN
SLOPE 2%

NELSON'S CRESCENT

BUILDING 3
180 EAST COLUMBIA ST.
3 STOREYS
(70 PARKING STALLS)

O/H GATE

RAMP ACCESS TO
BELOW-GRADE PARKING
FOR BUILDING 8

RAM

P

DN

@

15
%

RAM

P

DN

@

10

%
O/H GATE

RAMP DN @ 5%

RAM

P

DO

W

N

@

5%

STRATA
STORAGE

OPTION 2
SHARED RAMP ACCESS TO
BELOW-GRADE PARKING
FOR BUILDINGS 7 & 8

EA

IN

G

AR

AG

ST

GARBAGE/ RECYCLE

TEL./COMM.
ROOM

RESIDENTIAL
STORAGE
ROOM

STORAGE

32 STOREYS / 320'-0"
(400 PARKING STALLS)

MAIN EMERGENCY
ROOM
(12FT. HEADROOM)

EMERGENCY GENERATOR
ROOM
(12FT. HEADROOM)

BIKE LOCKERS
(106)

BIKE STORAGE
(24)

BIKE STORAGE
(9)

BUILDING 7
RESIDENTIAL

FUTURE
HELICOPTER
LANDING PAD
LOCATION

BIKE LOCKERS
(15)
P

RAM
DN
@
5%

ANVIL
200 KEARY ST
9 STOREYS

OVERALL PARKING PLANNED:
TOTAL NON-VISITOR STALL COUNT: 2,075
TOTAL NON-VISITOR STALL COUNT FOR BUILDINGS 4-8: 1,467 STALLS
SAPPERTON
SKYTRAIN
STATION

UPDATE TO MASTER PARKING PLAN - 01-15-2016
BUILDING 4 - APPROVED AND UNDER CONSTRUCTION.
BUILDING 5 - DP APPLICATION SUBMITTED TO CITY.
BUILDING 6, 7 & 8 - CONCEPTUAL DESIGN - SUBJECT TO FUTURE DEVELOPMENT PERMIT APPROVAL.

CHRIS DIKEAKOS
ARCHITECTS INC.

MIXED-USE DEVELOPMENT

MASTER PARKING PLAN

SUBMISSION FOR REZONING

BREWERY DISTRICT REZONING
NEW WESTMINSTER, BC

SCALE 1" = 50'-0"

JANUARY 15, 2016

A1.02

Attachment 6
Project Drawings

KEARY STREET

SIMPSON STREET

ALBERTA STREET

STRAND STREET

FUTURE WESGROUP
DEVELOPMENT REZONING SITE

EAST COLUMBIA STREET

0'
.5
93 XX
X

0'
.3
85 X

XX

X
XX

10
5

NELSON'S CRESCENT

180 EAST COLUMBIA ST.
3 STOREYS

NELSON'S CRESCENT

BUILDING 3

BUILDING 2
200 EAST COLUMBIA ST.
6 STOREYS

.1

2'

TRANSLINK
BUILDING 1
287 NELSON'S CR.
8 STOREYS

39'-3"

0'

10

2.

02

X

XX

UN

AMENITY

DRIVE WAY

4'
.6
95 XX
X

7'
.6
72 XX
X

4'
.0
72 XX
X

X

XX

.5

19'-4" 19'-11"

'

E

0'
.8
91 XX
X

OUTDOOR
LANDSCAPED
AREA

AV
EN
U

BUILDING 5
RESIDENTIAL

2'
.6
88 XX
X

BUILDING 8
OFFICE

18 STOREYS / 179'-8"

14 STOREYS / 195'-0"

249'-6"

86

XX

.0

X

0'

25 STOREYS / 245'-0"

"

'-5

51

X.
O
R .
AP ST
E

'-5
"

19

2'
.6
77 XX
X

KEARY STREET

.5

X

53'-6"

XX

46'-6"

2'

74

BUILDING 6
RESIDENTIAL
80'-11"

24'-3"

DRIVE WAY
ON L1 & L2

74

BR

E

6'-0"

0'
.5
74 XX
X

BUILDING 4
200 NELSON'S CR.
15 STOREYS / 156'-2"

ET
T

112'-10"

0'
.2
98 XX
X

NELSON'S CRESCENT

81'

-8"

79

FUTURE
HELICOPTER
LANDING PAD
LOCATION

'

82'-7"

36'-10"

48'-8"

48'-1"

100'-0"

BUILDING 7
RESIDENTIAL

87'-11"

32 STOREYS / 320'-0"

R

T.

ES
AP

O
X.

75

.5

'

R
O

T.

ES

85'-6"

0'

39'-10"

X
XX

.7

1'
.1
68 XX
X

64

AP

X.

72

'

79'-3"
45'-0"

75
'-

42'-0"

1"

10

7'2

79'-3"

87'-0"

"

ANVIL
200 KEARY ST
9 STOREYS

SAPPERTON
SKYTRAIN
STATION

BUILDING 4 - APPROVED AND UNDER CONSTRUCTION.
BUILDING 5 - DP APPLICATION SUBMITTED TO CITY.
BUILDING 6, 7 & 8 - CONCEPTUAL DESIGN - SUBJECT TO FUTURE DEVELOPMENT PERMIT APPROVAL.

CHRIS DIKEAKOS
ARCHITECTS INC.

MIXED-USE DEVELOPMENT

MASTER PLAN

SUBMISSION FOR REZONING

BREWERY DISTRICT REZONING
NEW WESTMINSTER, BC

SCALE 1" = 50'-0"

JANUARY 15, 2016

A1.01

KEARY STREET

SIMPSON STREET

ALBERTA STREET

STRAND STREET

FUTURE WESGROUP
DEVELOPMENT REZONING SITE

EAST COLUMBIA STREET

"
'-0 m
55 .762
16

COMMUNAL
BIKE STORAGE

P107

RAMP DOWN
SLOPE 10%

P106

COMMUNAL
BIKE STORAGE
P108

VIS

IT

OR

GENERATOR
ROOM

VIS

P112

ITO

R

VIS

COMM.

IT

OR

IT

SMALL
CAR

OR

C
W AR
AS
H

VIS

VIS

IT

OR

OR

WATER ENTRY
ROOM

VIS

VIS

P111

ITO

R

BUILDING 2
200 EAST COLUMBIA ST.
6 STOREYS
(173 PARKING STALLS)

TRANSLINK
BUILDING 1

TEL/COM
ROOM

VIS

P114

IT

IT

IT

OR

OR

VIS
OR

VIS

BUILDING 4

MAIN EMERGENCY
ROOM

CORRIDOR

VIS
R

VIS

R

R

VIS

ITO

ITO

VESTBULE

287 NELSON'S CR.
8 STOREYS
(365 PARKING STALLS)

P110

P102

200 NELSON'S CR.
15 STOREYS / 156'-2"
(145 PARKING STALLS)
GARBAGE
RECYCLING ROOM

VIS

R

ITO
R

P104

VIS
VIS

R

ITO

VIS

R

HV DISTRIBUTION
ROOM
P109

P101

IT

ITO

ITO

RESIDENTIAL
ELEVATOR LOBBY

IT

OR

P103

VIS

ITO

R

ITO

VIS
ITO
R

VIS

P105

IT

OR

VIS

SM
CA ALL
R

OR

IT

VIS

IT

OR
AV
EN

STRATA STORAGE
ROOM

ELEVATOR
MACH. RM.

P115

AP115

VISITOR

RAMP DN @ 5%

RAMP DN @ 5%

BIKE STORAGE
(9)

BR

WATER ENTRY ROOM

VISITOR

47'-8"
T/O SLAB

47'-8"
T/O SLAB

WATER ENTRY
ROOM

TEL./COMM.

UE

DRIVE WAY

DRIVE WAY
ON L1 & L2

27

E

26

ET
T

PROPERTY LINE - 233'-4" (71.12M) 90°56'35"

1/4" = 1'-0"

VIS

UN

NELSON'S CRESCENT
WATER ENTRY ROOM

BR

RAMP ACCESS TO
BELOW-GRADE
PARKING FOR
BUILDING 5 & 6

SUBDIVISION PROPERTY LINE

VESTBULE

VESTBULE
P115

EXIT
STAIR #4
AP107a

47'-8"
T/O SLAB

TEL./COMM.
ROOM

MAIN EMERGENCY
ROOM
12 FT. HEADROOM

O/H GATE

IT

OR

VIS

VIS

R

ITO

IT

OR

BUILDING 6
RESIDENTIAL

VIS
ITO

R

R

VIS

VIS

IT

OR

OR

VIS
IT

IT

OR

VIS
ITO

R

VIS
R

VIS
ITO
VIS
ITO
R

IT

OR

VIS
VISITOR

VISITOR
LIN

E

RAMP DOWN @ 5%

EXIT STAIR
TO SURFACE

STORAGE
(16 LOCKERS)

4

EMERGENCY GENERATOR
ROOM
(12FT. HEADROOM)

Y

MAIN EMERGENCY
ROOM
(12FT. HEADROOM)

RAMP ACCESS TO
BELOW-GRADE
PARKING FOR
BUILDING 7

OP
E

RT

GARBAGE/ RECYCLE

PR

STAGING AREA

N

ROUND-ABOUT
ON L1

BIKE STORAGE
(17)

IO

BIKE STORAGE
(35)

IS

RAMP DOWN @ 5%

3

VISITOR

IV

25 STOREYS / 245'-0"
(314 PARKING STALLS)

VISITOR

BD

1

VISITOR

SU

14 STOREYS / 195'-0"
(358 PARKING STALLS)

WATER ENTRY ROOM

VIS
ITO

BIKE LOCKERS
(11)

OR

GARBAGE/ RECYCLE

15

PARKADE ENTRY
(FROM BLDG 5 RAMP)

IT

39

VIS

TEL./COMM.
ROOM

51'-0"
B/O RAMP

OR

BUILDING 8
OFFICE

EMERGENCY GENERATOR
ROOM
(12FT. HEADROOM)

SUBDIVISION PROPERTY LINE

36

RAMP UP 2'-0"
20'-0" @ 10%

RESIDENTIAL
GARBAGE/
RECYCLING

51'-0"
T/O SLAB

53'-0"
B/O RAMP

EXIT
TO L1

VEST.

MAIN EMERGENCY
ROOM
(12FT. HEADROOM)

SECURE
DOOR

39
VISITOR
PARKING
STALLS

IT

BIKE LOCKERS
(28)

BIKE STORAGE
(41)

RAMP UP 9'-0"
60'-0" @ 15%

EMERGENCY
GENERATOR ROOM
12 FT. HEADROOM

STORAGE
(78 LOCKERS)

51'-0"
T/O SLAB

51'-0"
T/O RAMP

VISITOR

VIS

RAMP UP @ 5%

RAMP DN @ 5%

51'-0"
T/O SLAB

RESIDENTIAL
ELEVATOR
LOBBY

35

VISITOR

AP104

VEST.

VISITOR VISITOR
SMALL
SMALL
CAR
CAR

VISITOR

16

EXIT
STAIR #5

CONVENIENT
STAIR TO L1

VISITOR

AP106

AP105

ELEC. CLOSET

VISITOR VISITOR VISITOR
SMALL
SMALL
SMALL
CAR
CAR
CAR

VISITOR

18 STOREYS / 176'-0"
(250 PARKING STALLS)

MEETING ROOM

OFFICE

28

VISITOR VISITOR VISITOR
SMALL
SMALL
SMALL
CAR
CAR
CAR

BUILDING 5
RESIDENTIAL

RAMP DOWN 3'-6"
70'-0" @ 5%

AMENITY

VISITOR

EASEMENT LINE

UE

P

MECH. SHAFT

VISITOR

EN

" M
'-0 RA
42 /O
B

O/H GATE

47'-6"
B/O RAMP

AV

VISITOR

TE

VISITOR

ET

RAMP DOWN5'-6"
55'-0" @ 10%

VISITOR

25

UN

KEARY STREET

COMMUNAL
BIKE STORAGE

NELSON'S CRESCENT

RAMP ACCESS TO
BELOW-GRADE PARKING
FOR BUILDING 3 & 4
(APPROVED)

RAMP DOWN
SLOPE 2%

NELSON'S CRESCENT

BUILDING 3
180 EAST COLUMBIA ST.
3 STOREYS
(70 PARKING STALLS)

O/H GATE

RAMP ACCESS TO
BELOW-GRADE PARKING
FOR BUILDING 8

RAM

P

DN

@

15
%

RAM

P

DN

@

10

%
O/H GATE

RAMP DN @ 5%

RAM

P

DO

W

N

@

5%

STRATA
STORAGE

OPTION 2
SHARED RAMP ACCESS TO
BELOW-GRADE PARKING
FOR BUILDINGS 7 & 8

EA

IN

G

AR

AG

ST

GARBAGE/ RECYCLE

TEL./COMM.
ROOM

RESIDENTIAL
STORAGE
ROOM

STORAGE

32 STOREYS / 320'-0"
(400 PARKING STALLS)

MAIN EMERGENCY
ROOM
(12FT. HEADROOM)

EMERGENCY GENERATOR
ROOM
(12FT. HEADROOM)

BIKE LOCKERS
(106)

BIKE STORAGE
(24)

BIKE STORAGE
(9)

BUILDING 7
RESIDENTIAL

FUTURE
HELICOPTER
LANDING PAD
LOCATION

BIKE LOCKERS
(15)
P

RAM
DN
@
5%

ANVIL
200 KEARY ST
9 STOREYS

OVERALL PARKING PLANNED:
TOTAL NON-VISITOR STALL COUNT: 2,075
TOTAL NON-VISITOR STALL COUNT FOR BUILDINGS 4-8: 1,467 STALLS
SAPPERTON
SKYTRAIN
STATION

BUILDING 4 - APPROVED AND UNDER CONSTRUCTION.
BUILDING 5 - DP APPLICATION SUBMITTED TO CITY.
BUILDING 6, 7 & 8 - CONCEPTUAL DESIGN - SUBJECT TO FUTURE DEVELOPMENT PERMIT APPROVAL.

CHRIS DIKEAKOS
ARCHITECTS INC.

MIXED-USE DEVELOPMENT

MASTER PARKING PLAN

SUBMISSION FOR REZONING

BREWERY DISTRICT REZONING
NEW WESTMINSTER, BC

SCALE 1" = 50'-0"

JANUARY 15, 2016

A1.02

LEGEND
RESIDENTIAL - MARKET
EAST COLUMBIA STREET

RESIDENTIAL - RENTAL
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X
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.6
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X
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'
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.6
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X
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.0
72 XX
X

0'
.5
74 XX
X

B4

MECHANICAL PENTHOUSE
(EXEMPTED FROM MAX.
BUILDING HEIGHT)
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NELSON'S CRESCENT

TRANSLINK
BUILDING 1

UE

287 NELSON'S CR.
8 STOREYS

EN

0'
.5
74 XX
X

AV
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6 STOREYS

NELSON'S CRESCENT

ET

BUILDING 4
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15 STOREYS
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0'
.5
93 XX
X

0'
.3
85 XX
X

BUILDING 3

180 EAST COLUMBIA ST.
3 STOREYS

BR

OFFICE

0'
.8
91 XX
X

AVERAGE PLATE SIZE:
LOWER TYP. FLR. PLATE SIZE:
(L3 - L9)
UPPER TYP. FLR. PLATE SIZE:
(L10 - L29)

88

0'

X

KEARY STREET

X
XX

.5

2'
.0
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74

X

XX

BUILDING 8

14 STOREYS
OFFICE TOWER
SITE AREA: 42831 SQ. FT.

B6

XX

'

B8

2
.6

B5

8,320 SQ.FT.
10,785 SQ.FT.
7,460 SQ.FT.

79'-3"
2'
.6
77 XX
X
79
X.
O
R .
AP ST
E
'

B7

FUTURE
HELICOPTER
LANDING
PAD

AP
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BR

AV

E

R

O

X.

75

AVERAGE PLATE SIZE:
LOWER TYP. FLR. PLATE SIZE:
(L3 - L7)
UPPER TYP. FLR. PLATE SIZE:
(L8 - L23)

.5

'
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1'
.1
68 XX
X

0'
.7
64 XX
X

EN
U

X.
O
R .
AP ST
E

ET
TE

T.

UN

'

7,460 SQ.FT.

ANVIL

200 KEARY ST
9 STOREYS

KEY PLAN

8,250SQ.FT.
10,785 SQ.FT.

BUILDING 7
CURRENT ZONING
BASE DENSITY
OUTLINE

73'-6"

AVERAGE PLATE SIZE:
LOWER TYP. FLR. PLATE SIZE:
(L1 - L10)
UPPER TYP. FLR. PLATE SIZE:
(L11 - L14)
AVERAGE PLATE SIZE:
AVG. TYP. FLR. PLATE SIZE:
(L3 - L16)

8,940 SQ.FT.
9,715 SQ.FT

21,430 SQ.FT.
24,000 SQ.FT.
15,000 SQ.FT.

112'-6"

67'-7"

AVERAGE PLATE SIZE:
TYP. FLR. PLATE SIZE:
(L4 - L12)

7,030 SQ.FT.
6,955 SQ.FT.

BUILDING 6
CURRENT ZONING
BASE DENSITY
OUTLINE

245'-0"

320'-0"

73'-5"

S

"
S

TO

TO

TO

S

6
TO 6'-4
S "

67

'-6

"

'-6

70

"
'-0

74

7
TO 4'-6
S "

8
TO 8'-3
S "

145'-10"

176'-0"

195'-0"

BUILDING 8
CURRENT ZONING MAX.
BUILDING HEIGHT OUTLINE

BUILDING 4

BUILDING 5

BUILDING 6

BUILDING 7

BUILDING 8

(APPROVED)
BUILDING HEIGHT - 145'-10" / 15 STOREYS
RESIDENTIAL TOWER + TOWNHOUSES

(REZONE)
BUILDING HEIGHT - 176'-0" / 18 STOREYS
RESIDENTIAL TOWER
(MARKET + RENTAL)

(REZONE)
BUILDING HEIGHT - 245'-0" / 25 STOREYS
RESIDENTIAL TOWER + TOWNHOUSE
(FULLY MARKET)

(REZONE)
BUILDING HEIGHT - 320'-0" / 32 STOREYS
RESIDENTIAL TOWER
(FULLY MARKET)

(REZONE)
BUILDING HEIGHT - 195'-0" / 14 STOREYS
OFFICE TOWER

BUILDING 4 - APPROVED AND UNDER CONSTRUCTION.
BUILDING 5 - DP APPLICATION SUBMITTED TO CITY.
BUILDING 6, 7 & 8 - CONCEPTUAL DESIGN - SUBJECT TO FUTURE DEVELOPMENT PERMIT APPROVAL.

CHRIS DIKEAKOS
ARCHITECTS INC.

MIXED-USE DEVELOPMENT

OVERALL SITE SECTION

SUBMISSION FOR REZONING

BREWERY DISTRICT REZONING
NEW WESTMINSTER, BC

SCALE N.T.S.

JANUARY 15, 2016

A1.03

BUILDING 7
(REZONE)
320'-0" / 32 STOREYS

BUILDING 6
BUILDING 8

(REZONE)
245'-0" / 25 STOREYS

(REZONE)
195'-0" / 14 STOREYS

BUILDING 5
(CURRENT ZONING)
179'-8" / 18 STOREYS

BUILDING 4
(APPROVED)
156'-2" / 15 STOREYS

BUILDING 4 - APPROVED AND UNDER CONSTRUCTION.
BUILDING 5 - DP APPLICATION SUBMITTED TO CITY.
BUILDING 6, 7 & 8 - CONCEPTUAL DESIGN - SUBJECT TO FUTURE DEVELOPMENT PERMIT APPROVAL.

CHRIS DIKEAKOS
ARCHITECTS INC.

MIXED-USE DEVELOPMENT

ALBERTA STREET VIEW ANALYSIS

SUBMISSION FOR REZONING

BREWERY DISTRICT REZONING
NEW WESTMINSTER, BC

SCALE N.T.S.

JANUARY 15, 2016

A5.00

BUILDING 7
(REZONE)
320'-0" / 32 STOREYS

BUILDING 6
(REZONE)
245'-0" / 25 STOREYS

BUILDING 8
(REZONE)
195'-0" / 14 STOREYS

BUILDING 5
(CURRENT ZONING)
179'-8" / 18 STOREYS

BUILDING 4
(APPROVED)
156'-2" / 15 STOREYS

BUILDING 4 - APPROVED AND UNDER CONSTRUCTION.
BUILDING 5 - DP APPLICATION SUBMITTED TO CITY.
BUILDING 6, 7 & 8 - CONCEPTUAL DESIGN - SUBJECT TO FUTURE DEVELOPMENT PERMIT APPROVAL.

CHRIS DIKEAKOS
ARCHITECTS INC.

MIXED-USE DEVELOPMENT

SIMPSON STREET VIEW ANALYSIS

SUBMISSION FOR REZONING

BREWERY DISTRICT REZONING
NEW WESTMINSTER, BC

SCALE N.T.S.

JANUARY 15, 2016

A5.01

BUILDING 4

BUILDING 5

BUILDING 6

BUILDING 7

BUILDING 8

(APPROVED)
BUILDING HEIGHT - 156'-2" / 15 STOREYS
RESIDENTIAL TOWER + TOWNHOUSES

(REZONE)
BUILDING HEIGHT - 176'-0" / 18 STOREYS
RESIDENTIAL TOWER
(MARKET + RENTAL)

(REZONE)
BUILDING HEIGHT - 245'-0" / 25 STOREYS
RESIDENTIAL TOWER + TOWNHOUSE
(FULLY MARKET)

(REZONE)
BUILDING HEIGHT - 320'-0" / 32 STOREYS
RESIDENTIAL TOWER
(FULLY MARKET)

(REZONE)
BUILDING HEIGHT - 195'-0" / 14 STOREYS
OFFICE TOWER

BUILDING 4 - APPROVED AND UNDER CONSTRUCTION.
BUILDING 5 - DP APPLICATION SUBMITTED TO CITY.
BUILDING 6, 7 & 8 - CONCEPTUAL DESIGN - SUBJECT TO FUTURE DEVELOPMENT PERMIT APPROVAL.

CHRIS DIKEAKOS
ARCHITECTS INC.

MIXED-USE DEVELOPMENT

3D VIEW - LOOKING NORTHWEST

SUBMISSION FOR REZONING

BREWERY DISTRICT REZONING
NEW WESTMINSTER, BC

SCALE N.T.S.

JANUARY 15, 2016

A5.05

BUILDING 7
(REZONE)
BUILDING HEIGHT - 320'-0" / 32 STOREYS
RESIDENTIAL TOWER
(FULLY MARKET)

BUILDING 8
(REZONE)
BUILDING HEIGHT - 195'-0" / 14 STOREYS
OFFICE TOWER

BUILDING 6
(REZONE)
BUILDING HEIGHT - 245'-0" / 25 STOREYS
RESIDENTIAL TOWER + TOWNHOUSE
(FULLY MARKET)

BUILDING 5
(REZONE)
BUILDING HEIGHT - 176'-0" / 18 STOREYS
RESIDENTIAL TOWER
(MARKET + RENTAL)

BUILDING 4
(APPROVED)
BUILDING HEIGHT - 156'-2" / 15 STOREYS
RESIDENTIAL TOWER + TOWNHOUSES

BUILDING 4 - APPROVED AND UNDER CONSTRUCTION.
BUILDING 5 - DP APPLICATION SUBMITTED TO CITY.
BUILDING 6, 7 & 8 - CONCEPTUAL DESIGN - SUBJECT TO FUTURE DEVELOPMENT PERMIT APPROVAL.

CHRIS DIKEAKOS
ARCHITECTS INC.

MIXED-USE DEVELOPMENT

3D VIEW - LOOKING NORTH

SUBMISSION FOR REZONING

BREWERY DISTRICT REZONING
NEW WESTMINSTER, BC

SCALE N.T.S.

JANUARY 15, 2016

A5.06

BUILDING 7
(REZONE)
BUILDING HEIGHT - 320'-0" / 32 STOREYS
RESIDENTIAL TOWER
(FULLY MARKET)

BUILDING 6
(REZONE)
BUILDING HEIGHT - 245'-0" / 25 STOREYS
RESIDENTIAL TOWER + TOWNHOUSE
(FULLY MARKET)

BUILDING 8
(REZONE)
BUILDING HEIGHT - 195'-0" / 14 STOREYS
OFFICE TOWER

BUILDING 5
(REZONE)
BUILDING HEIGHT - 176'-0" / 18 STOREYS
RESIDENTIAL TOWER
(MARKET + RENTAL)

BUILDING 4
(APPROVED)
BUILDING HEIGHT - 156'-2" / 15 STOREYS
RESIDENTIAL TOWER + TOWNHOUSES

BUILDING 4 - APPROVED AND UNDER CONSTRUCTION.
BUILDING 5 - DP APPLICATION SUBMITTED TO CITY.
BUILDING 6, 7 & 8 - CONCEPTUAL DESIGN - SUBJECT TO FUTURE DEVELOPMENT PERMIT APPROVAL.

CHRIS DIKEAKOS
ARCHITECTS INC.

MIXED-USE DEVELOPMENT

3D VIEW - LOOKING SOUTHEAST

SUBMISSION FOR REZONING

BREWERY DISTRICT REZONING
NEW WESTMINSTER, BC

SCALE N.T.S.

JANUARY 15, 2016

A5.07

BUILDING 7
(REZONE)
BUILDING HEIGHT - 320'-0" / 32 STOREYS
RESIDENTIAL TOWER
(FULLY MARKET)

BUILDING 8
(REZONE)
BUILDING HEIGHT - 195'-0" / 14 STOREYS
OFFICE TOWER

BUILDING 6
(REZONE)
BUILDING HEIGHT - 245'-0" / 25 STOREYS
RESIDENTIAL TOWER + TOWNHOUSE
(FULLY MARKET)

BUILDING 5
(REZONE)
BUILDING HEIGHT - 176'-0" / 18 STOREYS
RESIDENTIAL TOWER
(MARKET + RENTAL)

BUILDING 4
(APPROVED)
BUILDING HEIGHT - 156'-2" / 15 STOREYS
RESIDENTIAL TOWER + TOWNHOUSES

BUILDING 4 - APPROVED AND UNDER CONSTRUCTION.
BUILDING 5 - DP APPLICATION SUBMITTED TO CITY.
BUILDING 6, 7 & 8 - CONCEPTUAL DESIGN - SUBJECT TO FUTURE DEVELOPMENT PERMIT APPROVAL.

CHRIS DIKEAKOS
ARCHITECTS INC.

MIXED-USE DEVELOPMENT

3D VIEW - LOOKING NORTHEAST

SUBMISSION FOR REZONING

BREWERY DISTRICT REZONING
NEW WESTMINSTER, BC

SCALE N.T.S.

JANUARY 15, 2016

A5.08

BUILDING 7
(REZONE)
BUILDING HEIGHT - 320'-0" / 32 STOREYS
RESIDENTIAL TOWER
(FULLY MARKET)

BUILDING 6
(REZONE)
BUILDING HEIGHT - 245'-0" / 25 STOREYS
RESIDENTIAL TOWER + TOWNHOUSE
(FULLY MARKET)

BUILDING 8
(REZONE)
BUILDING HEIGHT - 195'-0" / 14 STOREYS
OFFICE TOWER

BUILDING 5
(REZONE)
BUILDING HEIGHT - 176'-0" / 18 STOREYS
RESIDENTIAL TOWER
(MARKET + RENTAL)

BUILDING 4
(APPROVED)
BUILDING HEIGHT - 156'-2" / 15 STOREYS
RESIDENTIAL TOWER + TOWNHOUSES

BUILDING 4 - APPROVED AND UNDER CONSTRUCTION.
BUILDING 5 - DP APPLICATION SUBMITTED TO CITY.
BUILDING 6, 7 & 8 - CONCEPTUAL DESIGN - SUBJECT TO FUTURE DEVELOPMENT PERMIT APPROVAL.

CHRIS DIKEAKOS
ARCHITECTS INC.

MIXED-USE DEVELOPMENT

3D VIEW - LOOKING EAST

SUBMISSION FOR REZONING

BREWERY DISTRICT REZONING
NEW WESTMINSTER, BC

SCALE N.T.S.

JANUARY 15, 2016
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BUILDING 7
(REZONE)
BUILDING HEIGHT - 320'-0" / 32 STOREYS
RESIDENTIAL TOWER
(FULLY MARKET)

BUILDING 6
(REZONE)
BUILDING HEIGHT - 245'-0" / 25 STOREYS
RESIDENTIAL TOWER + TOWNHOUSE
(FULLY MARKET)

BUILDING 8
(REZONE)
BUILDING HEIGHT - 195'-0" / 14 STOREYS
OFFICE TOWER

BUILDING 5

BUILDING 4
(APPROVED)
BUILDING HEIGHT - 156'-2" / 15 STOREYS
RESIDENTIAL TOWER + TOWNHOUSES

(REZONE)
BUILDING HEIGHT - 176'-0" / 18 STOREYS
RESIDENTIAL TOWER
(MARKET + RENTAL)

BUILDING 4 - APPROVED AND UNDER CONSTRUCTION.
BUILDING 5 - DP APPLICATION SUBMITTED TO CITY.
BUILDING 6, 7 & 8 - CONCEPTUAL DESIGN - SUBJECT TO FUTURE DEVELOPMENT PERMIT APPROVAL.

CHRIS DIKEAKOS
ARCHITECTS INC.

MIXED-USE DEVELOPMENT

3D VIEW - LOOKING SOUTHWEST

SUBMISSION FOR REZONING

BREWERY DISTRICT REZONING
NEW WESTMINSTER, BC

SCALE N.T.S.

JANUARY 15, 2016

A5.10

Attachment 7
Proposed Zoning Amendment Bylaw No.
7841, 2016

CORPORATION OF THE CITY OF NEW WESTMINSTER
ZONING AMENDMENT BYLAW (BREWERY DISTRICT) NO. 7841, 2016
ADOPTED ________________

A Bylaw to Amend Zoning Bylaw No. 6680, 2001.
The Municipal Council of the City of New Westminster, in open meeting assembled,
ENACTS AS FOLLOWS:
1.

This Bylaw may be cited for all purposes as “Zoning Amendment Bylaw (Brewery
District) No. 7841, 2016”.

2.

Zoning Bylaw No. 6680, 2001 is hereby amended by inserting “Microbrewery, Winery,
and Distillery” and “commercial school” as permitted uses in Sub-districts 1(a) and 1(b)
(Health Services) and deleting “cottage breweries” as a permitted use in Sub-districts 2(a)
and 2(b).

3.

Zoning Bylaw No. 6680, 2001 is hereby amended by deleting the table in Section 581.3
and replacing it with the following:

Sub‐ District
Sub‐districts 1(a) (Health Services)
Sub‐districts 1(b) (Health Services)
Sub‐districts 2(a) and 2(b) (Pedestrian Oriented
Mixed‐Use)
Sub‐districts 3(a) (High Density Residential and
Retail)
Sub‐districts 3(b) (High Density Residential and
Retail)
Sub‐districts 3(c) (High Density Residential and
Retail)
Sub‐districts 4 (Omnibus Use)
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Overall
Height
195 ft
125 ft
65 ft

Podium
Height

Site
Coverage
90%
90%
70%

245 ft

45%

180 ft

45%

157 ft

67 ft

45%

320 ft

87 ft

45%
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Zoning Bylaw No. 6680, 2001 is hereby amended by deleting the table in Section 581.4
and replacing it with the following:

Sub‐ District
Sub‐districts 1(a) (Health Services)
Sub‐districts 1(b) (Health Services)
Sub‐districts 2(a) (Pedestrian Oriented Mixed‐Use)
Sub‐districts 2(b) (Pedestrian Oriented Mixed‐Use)
Sub‐districts 3(a) (High Density Residential and Retail)
Sub‐districts 3(b) (High Density Residential and Retail)
Sub‐districts 3(c) (High Density Residential and Retail)
Sub‐districts 4 (Omnibus Use)

Maximum Floor Space
Area
300,000 square feet
206,500 square feet
100,000 square feet
43,600 square feet
208,090 square feet
165,050 square feet
99,336 square feet
260,000 square feet

5.

Zoning Bylaw No. 6680, 2001 is hereby amended by deleting the Transfer Density
provisions outlined in Section 581.4.

6.

Zoning Bylaw No. 6680, 2001 is hereby amended by inserting a new section after Section
581.4 that is numbered Section 581.5 and titled “Maximum Tower Floor Plate” as
follows:
Maximum Tower Floor Plate
Section 581.5

The maximum tower floor plate size of a principal building in the
following sub-districts shall not exceed the floor plate sizes set out
below. This does not apply to the podium levels of a building.

Sub‐ District
Sub‐districts 3(a)
Sub‐districts 3(b)
Sub‐districts 3(c)
Sub‐districts 4

Maximum Tower Floor Plate

Up to Maximum Height

7,600 square feet
9,800 square feet
7,600 square feet
7,600 square feet

245 ft
180 ft
157 ft
320 ft

And that the remainder of Section 581 of the Zoning Bylaw be renumbered accordingly.
7.

Zoning Bylaw No. 6680, 2001 is hereby amended by inserting a new section, “Section
581.7 (f)”, after Section 581.7 (e) as follows:
Section 581.7
(f)
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in Sub-Districts 1(a) and 1(b), the manufacturing area for a
“microbrewery, winery, and distillery” shall not exceed 20,000 square feet
and shall only be permitted at grade level.

Bylaw No. 7841, 2016
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Zoning Bylaw No. 6680, 2001 is hereby amended by inserting a new section, “Section
581.7 (g)”, after Section 581.7 (f) as follows:
Section 581.7
(g)

9.

In Sub-Districts 1(a), 1(b), 3(a) and 4, a minimum of 65,000 square feet of
buildable area shall be provided for “health care office” and/or “medical
and health-care clinic”. This requirement can be fulfilled either within one
Sub-district or a combination of the aforementioned Sub-Districts.

Zoning Bylaw No. 6680, 2001 is hereby amended by inserting the following definitions
for “commercial school” and “microbrewery, winery, and distillery” into Section 581.9 as
follows:
"commercial school" for the purpose of this Zone District, and despite S. 120, means the
use of a building, for the training and or instruction of students in digital media arts,
business and administration, including business management, accounting and
bookkeeping, legal, medical office, business administration, accounting and
bookkeeping, sales and marketing, computer programming, and similar office and
business use functions. A Commercial School also includes Self-Improvement School but
does not include language instruction.
“microbrewery, winery, and distillery” means a premises, licensed under the Liquor
Control and Licensing Act, on which there is manufacturing of beer, ale, cider, wine, or
spirts for the sale of business customers and shall include ancillary retail sale of these
liquor products and related non-liquor products to the public within the manufacturer’s
store and lounge provided that their combined floor area and any outdoor lounge patio
area do not exceed the manufacturing floor area.”

Severability
10.

If any part, section, sentence, clause, phrase or word of this Bylaw is for any reason held
to be invalid by the decision of any Court of competent jurisdiction, the invalid part,
section, sentence, clause, phrase or word shall be severed and the decision that is invalid
shall not affect the validity of the remainder which shall continue in full force and effect
and be construed as if the Bylaw had been adopted without such invalid portions.

GIVEN FIRST READING this ___________ day of __________________, 2016.
GIVEN SECOND READING this __________ day of __________________, 2016.
PUBLIC HEARING held this this __________ day of __________________, 2016.
GIVEN THIRD READING this ___________ day of __________________, 2016.
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ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this
___________ day of ________________, 2016.

______________________________
MAYOR

______________________________
CORPORATE OFFICER
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Attachment 8
December 8 2015 NWDP Meeting Minutes

Corporation of the City of

NEW WESTMINSTER

NEW WESTMINSTER DESIGN PANEL
Tuesday, December 8th, 2015 3:00p.m.
Committee Room No. 2
MINUTES
MEMBERS PRESENT:
Doug Hamming
Donald Andrew
Meredith Mitchell
Maria Fish

- Chair, AIBC Representative
- AIBC Representative
- BC Society of Landscape Architects
- BC Society of Landscape Architects

REGRETS:
David Roppel
Jay Hiscox
Robert Duke

- Development Industry Representative (UD1)
- AIBC Representative
- AIBC Representative

GUESTS:
Nathaniel Nacionales
Hal Collier
Samule Collins
Richard Bernstein
Dylan Chemaff
Evan Allegretto
Chris Block
Mary Chan

- Perkins + Will
- Fraser Health Authority
- MMM Group
- Chris Dikeakos Architects Inc.
- Durante Kreuk Ltd.
- Wesgroup Properties
- Chandler Associates Architecture Ltd.
- PMG Landscape Architects

STAFF:
Jim Hurst
Rupinder Basi
Lauren Blake
Debbie Johnstone

- Development Planner (arrived at 6:09 p.m.)
- Development Planner
- Committee Clerk
- Committee Clerk

The meeting was called to order at 3:03 p.m.
1.0

ADDITIONS TO AGENDA
There were no items.
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• Garden entrances could increase the street character of the units;
• Entrances for townhomes could be placed beside the entrance to the
amenity space; and,
• It was suggested that some of the patios interface onto the street which
could increase marketability.

MOVED and SECONDED
THAT
the
Panel
supports
the
develop
programming
of
the
passive
green
space,
the
community
garden, andincoepoeation
weapping
aeound
onto
the
west
diceease resident
face
of the
and
attention
to the
activity
space
on
the
n

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

4.3

Brewery District Rezoning
Rupinder Basi, Planner, summarized the report dated December 8, 2015. Mr. Basi
advised that the applicant intends to explore the rezoning of the Brewery District site in
order to accommodate additional density that could result through the use of the
increased floor space offered through an incentive in the Secured Market Rental Housing
Policy.
Evan Allegretto, Wesgroup Properties, led the Panel through an exercise, where he
demonstrated four different options for redistributing 42000 feet of density. Mr.
Allegretto advised that the community has expressed support for option 4.
In response to questions from the Panel, Mr. Allegretto advised that it would be unlikely
that a long term health office would not be established as part of the project prior to the
hospital redevelopment.
Discussion ensued, and the Panel expressed support for option 4. The Panel suggested
that option 4 be developed with attention paid to the ground plane to enhance the
community, resident and pedestrian experience.

4.4

805 Boyd Street - Proposed Lube-X Fast Oil Change Facility
Jim Hurst, Development Planner, summarized a report dated December 8, 2015
regarding a proposed text amendment to the existing Large Fonnat Commercial
Districts (C-10) zoning to allow an automobile repair facility that is not in a retail
store with a commercial area greater than 40,000 square feet (3,716.00 square
metres) and obtain a Development Pennit in order to construct a Lube-X Fast Oil
Change facility.
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Chris Block, Chandler Associates Architecture, provided a PowerPoint
presentation outlining the details as summarized in the report dated December 8,
2015. Mary Chan, PMG Landscape Architects, spoke to the landscaping of the
project as outlined in the report dated December 8, 2015.
Following questions from the Panel, Mr. Block and Ms. Chan provided the
following infonnation:
• The development would not be increasing the parking and density demands
for the Queensborough Landing site;
• There would be no parking in front of the building as the area acts as an
exit for the service site;
• The Jiffy Lube signage limits the design possibilities for the tower on the
structure;
• Waste oil would be picked up and removed from the facility once a week
and would be stored in a below ground tank; and,
© Further landscaping options are limited due to the nature of the services
provided and vehicle movement onsite.
Discussion ensued, and the Panel provided the following suggestions:
• The entrance and exit lanes for the building could be more clearly defined
to limit driver confusion;
• Lower planting in front of the windows could promote visibility into the
building; and,
• It was suggested that a rolled curb and additional planting be implemented
to prevent drivers from cutting across the site.

MOVED and SECONDED
THAT
the
landscaping

Panel
to

support
the
north

the
and

design
the
poten

CARRIED.
All members of the Panel present voted in favour of the motion.
5.0

NEW BUSINESS
There were no items.
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Attachment 9 - April 19, 2016 APC Meeting
Minutes - DRAFT

4.3

Zoning District C-CD-3 (Brewery District)
Rupinder Basi, Senior Planner, summarized a report dated April 19, 2016,
regarding an application that has been received to amend the Village At Historic
Sapperton Comprehensive Development Districts (C-CD-3) to provide 84,000
sq.ft. of secured market rental residential in exchange for adding 42,000 sq.ft. of
strata residential, increase the maximum building heights, and reduce the
maximum floor plate sizes for the future buildings. This text amendment proposes
to allow for a micro-brewery as a permitted use and will amend the school
definition in the zone to allow for a broader range of educational uses (academic
and professional focused).
Mr. Basi advised that notification was sent to the following:
-the surrounding neighbourhood within 100 metres (426 notices);
-All Residents’ Associations;
-the Board of School Trustees;
-Superintendent of Schools; and
-the New Westminster Heritage Preservation Society.
Evan Allegretto, Wesgroup Properties, provided an overview of the proposal, and
reported the following additional information:
 The proposed building would work towards the City initiative to provide
secure market rental housing;
 Wesgroup has worked with Royal Columbian Hospital to ensure that the
development would not interfere with the flight path for emergency
helicopters;
 An underground parkade would provide residential and visitor parking;
 Parking could also accommodate businesses in the development;
 The increase in density could add 60-85 units, depending on their size;
 The additional rental housing could accommodate healthcare workers with
the upcoming hospital expansion;
 Traffic studies in the area have been conducted in 2007, and 2015; and,
 In an effort to alleviate some of the traffic off Columbia Street, an entrance
is being considered off of Keary Street for future buildings 7 and 8.

Kathy McLennan, Director of Head of Operations for HSA, expressed
concerns regarding the affect that the additions could create for other buildings in
the Brewery District.

Mr. Allegretto explained that the legal entitlements for buildings in the area would
not be affected by this zoning amendment, only Wesgroup buildings 5, 6, 7, and 8.
Kim Templeton, Employee at HSA, expressed concerns regarding traffic,
parking issues and a misuse of the loading bays in the area.
In response to these issues, Mr. Allegretto explained that there would be no
additional street (surface) parking stalls due to the densification of the Wesgroup
buildings. Mr. Allegretto further agreed to contact the construction team to ensure
that surface parking and loading zones are utilized appropriately.
Discussion ensued, and the Commission provided the following comments:

 Providing additional rental housing is a valuable initiative for the City;
 It was suggested that the additional height of the buildings could affect
other residents’ views in the area;
 Enquiries were made on whether the added density is worth the changed
floor plate plan;
 Ensuring that the development has adequate parking could be an important
consideration for the project;
 The development is in close proximity to the SkyTrain station, which
should encourage residents to utilize public transit; and,
 Traffic in the area continues to be an issue, which could have a large impact
on the community.

Steven Blore, Engineering Technologist, reported that the City is researching how
future plans and projects in the Sapperton area could affect traffic and how this
issue could be alleviated in the future.
Mr. Allegretto suggested that having buildings with smaller floorplates would
minimize the impacts on the existing view corridors for many residents. It was
further noted that the Royal Columbian Hospital expansion project would also be
increasing the height of buildings at the hospital.
MOVED and SECONDED
THAT the application for the rezoning to amend the Village At Historic Sapperton
Comprehensive Development District project be supported.
CARRIED.
Andrew Hull and Christa MacArthur voted in opposition of this motion

Attachment 10
Engineering Memo

Attachment 11
Housing Agreement Principles

REZ00120 – Brewery District Rezoning – Housing Agreement Principles (endorsed by
Council on April 4, 2016
1. The owner(s) will operate the housing as market rental units. The Housing Agreement
will not provide restrictions on eligibility or market rent. The rental housing will be
subject to The Residential Tenancy Act.
2. The owner(s) do not intend to strata title the individual rental units. A “no strata title”
covenant will be placed on title. As such, the City will register the Housing Agreement
against all of the Lands with a clause saying that once the airspace parcel has been
formed, the City will register a plan reducing the covenant area to one legal entity
containing all the secured market rental units (Air Space Parcel) and at the same time
file a discharge of the Housing Agreement from the remainder of the Parcel.
3. The rental tenure will be guaranteed for 60 years or the life of the building, whatever is
greater.
4. Article 2 (Use and Construction of Lands and Secured Rental Units) and Article 3
(Disposition and Acquisition of Secured Rental Units) of the Housing Agreement will be
attached to every tenancy agreement.
5. All units shall be rented for long-term rental uses, all tenancy agreements must be one
month or longer in tenancy length.
6. The Owner will not require the Tenant or any permitted occupant to pay any extra
charges or fees for sanitary sewer, storm sewer, water, or property or similar tax.
7. That Tenants will be provided unimpeded access to all common areas within and outside
of the building with respect to accessing amenities.
8. That the common shared amenity building located between Building 4 (200 Nelson’s
Crescent) and Building 5 (228 Nelson’s Crescent) will be made available to the Tenants
at half the cost of regular membership rates.
9. That off-street vehicle parking and storage will be made available to Tenants at a
reasonable cost.
10. A reasonable amount of bicycle parking will be made available to Tenants at no
additional cost, in accordance with City Standards.
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

5/2/2016

From:

Beverly Grieve
Director of Development Services

File:

13.2525.20

Item #:

36/2016

Subject:

OCP Ecological Study: Update on Outcomes - Ecological Inventory,
Brunette River Master Plan and Sapperton Reach Case Study

RECOMMENDATION
THAT the Land Use and Planning Committee recommend that Council endorse the
Ecological Inventory and Brunette River Master Plan which will be used to inform the
City’s Official Community Plan; and
THAT the Land Use and Planning Committee recommend that Council endorse the
Sapperton Reach Case Study and direct staff to apply the case study recommendations
to the development of the Master Plan for Sapperton Green.

EXECUTIVE SUMMARY
Work on the first phases of ecological inventory, research and analysis for the Official
Community Plan is complete. Four documents are the outcome: A) The Ecological Inventory
(Inventory); B) The Brunette River Masterplan (Master Plan), C) Sapperton Reach Case
Study (Case Study), each with associated recommendations.
The Ecological Inventory (refer to Attachment A of this report) clearly identifies four natural
areas and features that are significant components of the city’s ecological network and makes
specific recommendations for protection, enhancement and management of these areas:
 Fraser River foreshore and islands;
 Brunette River corridor;
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 Glenbrooke Ravine; and
 Large treed parks (e.g. Queen’s Park).
The Master Plan (refer to Attachment B of this report) was developed to guide the creation of
a new Development Permit Area that protects the Brunette River natural environment, its
ecosystems and biological diversity. The Brunette River was selected as the priority focus for
the OCP given the other three areas are protected as City land or through Port Metro
regulations, and that the river is highlighted as one of only four key areas of focus for City
(and in this case regional) environmental protection and enhancement.
The Sapperton Reach Case Study (refer to Attachment C of this report) has been completed
to address the specific context and condition of the Brunette River riparian area adjacent to
the proposed Sapperton Green Development. Although portions of the proposed
Development Permit Area would extend into the development site, the proposed approach
would not impact development potential and would greatly enhance the Brunette River asset
for both the city and future residents of the Sapperton Green neighbourhood.
All three completed documents will inform the policies and development permit area design
guidelines in the OCP update. There is an opportunity through the OCP update and the
proposed Sapperton Green development to actively achieve a number of environmental goals
for the City and region, by establishing and implementing design guidelines, which are the
key tool to provide direction as to how properties adjacent to the river can redevelop.
The purpose of this report is to obtain Council’s endorsement for staff to integrate the
recommendations for the protection, stewardship and enhancement of the city’s natural
environment, as per the Ecological Inventory and the Brunette River Masterplan, into the
City’s Official Community Plan (OCP) work currently underway. This report is also
intended to seek Council’s direction to use the Sapperton Reach Case Study as a basis for
developing the Master Plan for the proposed Sapperton Green Development at 97 Braid
Street.
1.0

PROPOSAL

The outcomes of the ecological research, analysis and recommendations will be used to
develop policies to be included in the OCP that would set direction as to how the City
manages and enhances natural areas and biodiversity, on both public and privately owned
lands.
2.0

POLICY AND REGULATIONS

2.1 OCP: The Official Community Plan is a municipal bylaw adopted by Council and is a
statement of the goals and policies which guide decisions on planning and land use
management.
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2.2 Development Permit Area: The OCP may include development permit areas to guide
potential investors and outline the City’s expectations regarding future growth and
development. By conforming to the guidelines, new development helps to achieve the goals
and ultimate vision of the OCP.
2.3 Citywide Environmental Strategy: In addition to completing the OCP, another of
Council’s identified priorities is the development of a citywide environmental strategy. The
environmental policy, development permit area and related guidelines in the OCP are a key
part of achieving that priority.
2.4 Brunette Basin Watershed Plan (Metro Vancouver): includes the goal to “protect and
enhance the integrity of the aquatic and terrestrial ecosystems, and the human populations
they support in a manner that accommodates growth and development”.
2.5 Metro Vancouver Green Infrastructure Policy: identifies that the transition areas
between the Brunette River and adjacent uses is equally important to the ecological health of
the Brunette River as is the area covered by the Provincial Riparian Areas Regulation.
2.6 Other Related Policy and Regulations: The regulatory environment as it pertains to
protection of natural areas is separated into federal, provincial and municipal levels. The City
works with government agencies and other municipalities to achieve local and regional
goals, including those related to biodiversity conservation. This builds upon the following
existing Municipal/ Regional policies that also support protection of the environment:
 Metro Vancouver Regional Growth Strategy (RGS) – Metro Vancouver 2040:
Shaping our Future (2011);
 Official Community Plan (2011);
 Envision 2032 – Sustainability Framework (2013);
 Urban Forest Management Strategy (2015);
 Riparian Areas Protection Bylaw No. 7033, 2005; and
 Tree Protection and Regulation Bylaw No. 7799, 2016
3.0

BACKGROUND

3.1 Project Description: On January 20, 2014, Council passed the following resolution,
which included directing staff to proceed with undertaking background research in support of
developing environmental policy and a possible natural environment development permit
area for the Official Community Plan update:
THAT Council endorse the proposed Official Community Plan Review Workplan and
direct staff to undertake the next steps as outlined in this report.
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In May 2014 the City awarded the project to Diamondhead Consulting and Raincoast
Applied Ecology. The consultants have completed three documents, as follows:
A.





The Ecological Inventory (Inventory) provides:
Natural areas and ecological features mapping;
Ecological analysis and assessment
Summary of legislation relevant to the management and protection of natural features;
Recommended management strategies.

B. The Brunette River Masterplan (Master Plan):
 Constraints and Opportunities in each of the four individual reaches (defined by
biophysical characteristics and current / future land use considerations)
 Proposed Riparian Management, Development Permit Area Objectives and
Guidelines
C. The Sapperton Reach Case Study (Case Study):
 Additional, context specific design guidelines for this segment (or reach) of the river,
responding to unique conditions and desired outcomes for this reach
 Management Zones and specific opportunities within each zone
 Design guidelines directed by Development Permit Area Objectives and Guidelines
and Management Zones
All three completed documents will inform the policies and development permit area design
guidelines in the OCP update. In addition to the Sapperton Reach, three other reaches were
identified: Hume Reach, Braid Reach and Canfor Reach. In future phases, a case study will
be developed for each of the remaining reachs to identify additional design guidelines. The
Management Zones and design guidelines for the remaining reaches would then be amended
into the OCP.
3.2 Summary of (A) Ecological Inventory Recommendations: The Ecological Inventory
(Attachment A) recognized that New Westminster is largely an urban landscape but does
include four key natural areas that should be the focus of the City’s work to enhance and
protect natural areas and biodiversity:
a)
b)
c)
d)

Fraser River foreshore and islands;
Brunette River corridor;
Glenbrook ravine; and
Large treed parks.

The Inventory highlights these areas, as each has unique attributes that contribute to overall
biodiversity and ecological function in New Westminster, and in some cases, regionally.
Taken as a whole, these units form a substantial component of the City’s green
infrastructure: the network of natural areas and open space that conserves natural ecosystem
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values and processes, while providing benefits to both people and wildlife. The Inventory
stresses that the ultimate goal is the preservation and enhancement of biodiversity, and not
just the protection of certain landscape features.
The ecological function of these areas is dependent on their specific features, condition, size,
connectivity, and location within the urban context. Over the years, factors such as
development, human caused disturbance and the spread of invasive plant species have
disrupted these natural areas. Further loss will reduce biodiversity and likely see the decline
or disappearance ecological communities. Some threats and issues common to these areas
include:





disturbance and fragmentation from industrial activity and urban development;
high cover of invasive species;
potential for spills of deleterious substances from industrial activity; and
too few high value wildlife trees.

The EI was presented to the Environment Advisory Committee and the Park and Recreation
Committee for their review and feedback. Feedback largely focused on implementation of
the recommendations.
The Inventory will be used to develop policies and action items within the OCP that focus on
all four significant assets in order to help the City improve overall ecological integrity,
optimize resources, and provide substantial benefits for both wildlife and the community
over the long‐term.
3.3 Summary of (B) Brunette River Master Plan Recommendations: The Master Plan
(Attachment B) was developed to guide the creation of a new Development Permit Area that
protects the natural environment, its ecosystems and biological diversity. The new DPA
would be included in the OCP. The design guidelines would target the following:








Geotechnical Hazard Mitigation
Stormwater Management
Habitat Protection and Enhancement
Contaminated Site Management
Urban Forest Management
Recreation Planning, Education and Interpretation
Managing the Development Interface

In support of this comprehensive approach to protecting and enhancing the riparian corridor,
the Master Plan recommends establishing a Brunette River Development Permit Area (DPA)
that:
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 Extends from below top of watercourse bank (including the area within the active
stream channel) to 50 meters (164 feet) beyond the surveyed top of slope bank;
 Establishes a consistent approach to the programming, design and management of the
riparian environment while addressing management objectives and recommendations
in the Master Plan.
Within the DP area would be four management zones, each of which has different objectives
and appropriate uses. The zones are located successively from closed to the wate rcourse, to
furthest from the watercourse, as follows:
a) Naturalized Zone (closest to watercourse) – five to ten meters beyond the boundary of
the top of bank (depending on context); public space; supports biodiversity, wildlife
movement, and slope stability; fenced to identify and protect the integrity of the
ecosystem from encroachment by humans and pets; minimal recreational boardwalk
trail connections and/or river crossings are permitted.
b) Transition Zone – minimum five or ten metres beyond the Naturalized Zone
(depending on context); public space; creates a landscape transition from the
Naturalized Zone to the Activity Zone (see below); accommodates habitat
improvements, and landscape plantings for both habitat values and aesthetic quality;
the Brunette-Fraser Greenway may be permitted.
c) Activity Zone – maximum 20m between the Transition Zone and the Urban
Improvement Zone; public and/or privately-owned/publicly-accessible space; allows
more intensive landscape programming in support of adjacent land use objectives
(e.g. recreational programming, stormwater management, habitat enhancement);
Brunette-Fraser Greenway pedestrian corridor is permitted within this zone; noninvasive vegetation, such as gardens and ornamental plants, may be planted in
containers designed to complement the natural environment.
d) Urban Improvement Zone (furthest from watercourse) – maximum 20m from the
Activity Zone; public and/or privately-owned/publicly-accessible space; permits
permanent structures and private yard space, subject to architectural design guidelines
in support of DPA objectives.
3.4 Summary of (C) Sapperton Reach Case Study: The Sapperton Reach Case Study
(Attachment C) has been completed to address the specific context and condition of the
Brunette River riparian area adjacent to the proposed Sapperton Green Development and
would be used to inform the master planning process for the Sapperton Green project in
order to achieve the City’s recreational, ecological and development objectives.
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As part of the study, the four Management Zones are recommended to be applied in the
Sapperton Reach, as follows:
 Naturalized Zone – minimum 10m; no structures permitted; areas of the Sapperton
Green site which are within this zone should be dedicated as park, or secured through
rights-of-way or covenant.
 Transition Zone – minimum 10m; no structures permitted; areas of the Sapperton
Green site which are within this zone should be dedicated as park, or secured through
right-of-way or covenant.
 Activity Zone – maximum 20m; semi-public and private outdoor amenity space with
small structures, native vegetation and to be permeable to water; no dedication, rightof-way or covenant required except where portions of the Brunette-Fraser-Greenway
may pass through this zone.
 Urban Improvement Zone – maximum 20m; permits permanent structures such as
building as well as private gardens and walkways, etc.; no dedication, right-of-way or
covenant required except where portions of the Brunette-Fraser-Greenway may pass
through this zone.
4.0

DISCUSSION

4.1 Rationale for Brunette River Focus: Although the Inventory identifies four key natural
areas (Fraser River, Brunette River, Glenbrooke Ravine, large treed parks) for the focus of
City environmental policy, protection and enhancement, this phase of work for the OCP
update focuses on the Brunette River portion of the following Inventory recommendation:
 Explore establishment of a Development Permit Area and associated development
guidelines to protect and enhance habitat on developable lands next to the Fraser
River and the Brunette River.
The rational for this prioritization is as follows:
 Of the four areas, the City has the least control over the management of the sensitive
area around the Brunette River. The Glenbrooke Ravine and large treed parks are
owned by the City, and projects adjacent to the Fraser River are reviewed by Port
Metro, making these areas less of a priority at this time, although future phases of
study could explore establishing similar management zones and design guidelines for
these areas.
 There is an opportunity through the proposed Sapperton Green development to
actively enhance biodiversity and achieved other recommendations in the Inventory
along the Sapperton Reach, through establishing design guidelines, which are the key
tool to provide direction as to how properties adjacent to the river can redevelop.
 There are current development interests along the extent of the Brunette River that
could also be influenced by new design guidelines developed in the next phase o f the
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Brunette River case studies. Much of the redevelopment in the area will not require a
rezoning, increasing the importance of having a DPA for these areas.
 There are other projects happening in the area that would be synergistic with this
work. For example, the development of the Central Valley Greenway.
4.2 Rational for Extent of the Proposed Development Permit Area: The proposed DPA
and required setback would be in addition to and extend beyond the area covered by the
Provincial Riparian Areas Regulation (RAR). The minimum RAR setback accounts for the
streamside protection and enhancement area (SPEA) in addition to requirements for
geotechnical stability and that the treed edge in the setback are wind firm.
The DPA with a setback greater than that required by the RAR is proposed with the
following rational:
 The Inventory identifies the Brunette River as one of only four key areas for City
protection and enhancement of the environment;
 The Inventory identifies the Brunette River as an important regional as well as City
asset, e.g. in recent years, salmon have returned to spawn in this river;
 The Riparian Areas Regulation is intended to provide the minimum protection of
riparian ecosystems and may be expanded upon for important environmental areas.
The RAR is insufficient in the Brunette River context, given its high environmental
importance to the City and region.
 In this reach of the river there is steep slope that extends well beyond the RAR
setback, and as such the larger DPA setback is particularly necessary to achieve the
appropriate protection and enhancement of the Brunette River ecosystem;
 Support of the Brunette River achieves larger City objectives such as those embodied
in the Urban Forest Management Strategy, City-Wide Stormwater Management
Strategy, and future Citywide Environmental Strategy, as well as objectives outlined
in the Ecological Inventory.
 Extending beyond the Provincial RAR setbacks is also supported by Metro
Vancouver’s Green Infrastructure Network policy to enhance regionally significant
areas for biodiversity, wildlife passage, stormwater management and recreational
opportunities.
4.3 Implications for the Proposed Sapperton Green Development: Portions of the
proposed DPA and enhanced setbacks would extend into the Sapperton Green site, with the
following implications:
Naturalized and Transition Zones:
 Portions of the Naturalized and Transition zones would extend into the north edge of
the site. These would be secured for the public interest through dedication (preferred),
right-of-way and/or covenant.
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 The total area secured would count towards the required minimum 15% of the subject
site to be publically accessibly open space per the Sapperton Green Transit-Oriented
Mixed-Use Community Official Community Plan Land Use designation.
 The requirement to dedicate land from this site would not have an impact on the
overall permitted density. The permitted density has been expressed in the form of
absolute floor space maximums and would not be impacted by any change in site size.
Activity Zone:
 Virtually the whole of these zones would be within the subject site.
 Areas of the subject site within these zones can provide a semi-public landscape
transition between semi-private outdoor amenity space and the public realm. The
intent is that the land be primarily publicly accessible even where privately owned.
Land may be used for strata amenity space such as strata walkways and community
gardens. As such no dedication of these areas would be required, although rights-ofway or covenants may be required, particularly where a portion of the Brunette Fraser
Regional Greenway may pass through the site.
Urban Improvement Zone:
 Implications are the same as the Activity Zone, however, it is expected that some land
may be privately owned.
 Development would be permitted, to varying degrees, within these zones, including
permanent structures.
5.0

NEXT STEPS

The Inventory would inform the development of the policies that would be included in the
OCP. The draft polices will be presented to Council early this summer. Over the summer the
Inventory, Master Plan, and Case Study would be used to create the first draft of the OCP
document including action items and design guidelines.
The Sapperton Reach Case Study would also be used to help guide the development of the
Master Plan for Sapperton Green which is now underway. The identification of the locations
of the various zones is subject to a survey to identify the top of the bank and a geo -technical
analysis in to confirm the stability of the bank, particularly on the north-west side (towards
Hume Park side) of the site.
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OPTIONS

The following options are presented for the Land Use and Planning Committee’s
consideration:
1. That the Land Use and Planning Committee recommend that Council endorse the
Ecological Inventory and Brunette River Master Plan which will be used to inform
the City’s Official Community Plan;
2. That the Land Use and Planning Committee recommend that Council endorse the
Sapperton Reach Case Study and direct staff to apply the case study
recommendations to the development of the Master Plan for Sapperton Green.
3. Provide staff with alternate direction.
Staff recommends Option 1 and 2.

ATTACHMENTS
Attachment A: Ecological Inventory for New Westminster
Attachment B: Brunette River Master Plan
Attachment C: Sapperton Reach Case Study

This report has been prepared by:
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1 History and Context
The City of New Westminster is a dynamic, vibrant urban center that grew up on the banks of the
Fraser River. Much of the City’s early prosperity was due to its position on this waterway, and the
surrounding forests that supplied the local timber mills. Over time, continued industrial activity,
development and population growth significantly altered the natural landscape. Today, the
original old growth forests that once characterized this region are gone. Although the City still
retains some natural areas and features, they generally exist in a fragmented, altered state.
Despite their altered condition, they are of enormous value to the City and provide a number of
benefits for both people and wildlife. In the face of continuing development pressure and the
emergence of new threats, such as climate change and invasive species, the City is developing
policies and strategies to protect, maintain and enhance its important natural heritage.

1.1

An ecological inventory of the City

This inventory of the City’s natural assets supports ongoing planning initiatives across municipal
departments. A primary objective is to identify natural areas and features that are significant
functional components of the City’s ecological network. The inventory provides a fundamental
understanding of the occurrence, condition, and value of these assets, which is an essential first
step to better inform future management decisions. Information in this report is complemented
by New Westminster’s Urban Forest Management Strategy, which provides a thorough analysis of
the City’s tree assets, policy and planning initiatives.

2 Regulatory Overview
The regulatory environment as it pertains to protection of natural areas is separated into federal,
provincial and municipal levels. Each level of government has different powers and
responsibilities, which influence land use and development. The City works with government
agencies and other municipalities to achieve local and regional goals, including those related to
biodiversity conservation.

2.1

Federal

Federal involvement in municipal affairs is limited due to constitutional provisions that give
provinces jurisdiction over most matters. Some relevant exceptions include regulation of fisheries,
species at risk, and migratory birds:

 Migratory Birds Convention Act, 1994 (MBCA). Enacted to implement the Migratory Birds
Convention, a treaty signed with the United States to protect listed bird species. The federal
government has jurisdiction wherever listed birds occur.
 Fisheries Act, 1985. Currently, the federal government has jurisdiction wherever fish and fish

habitat occurs. Recent amendments to the Fisheries Act focus fish protection on aboriginal,
commercial and recreational fisheries specifically, rather than all fish habitat.

 Species at Risk Act, 2002 (SARA). Includes provisions to help protect and manage threatened and
endangered species and their critical habitat. The federal government’s jurisdiction is limited to
federally owned lands; however, provisions in the Act require that provinces protect listed
species to the standards of SARA.
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 Canadian Biodiversity Strategy (1995). Canada’s response to the Convention on Biological
Diversity. Canada was an original signatory at the 1992 United Nations Conference on
Environment and Development in Rio de Janeiro.

2.2

Provincial

The Province grants municipalities the authority to govern its own affairs and pass by‐laws relating
to its environmental, social and economic well‐being. However, the province does maintain
jurisdiction in some areas:

 Fish Protection Act, 1997 and attendant Riparian Areas Regulation, 2004 (RAR). RAR was
enacted to protect riparian habitat and maintain stream health and productivity. It requires
municipalities to enact streamside protection provisions during development, using a meet‐or‐
beat approach.

 Water Sustainability Act, 2014. This Act replaces the Water Act, 1996. The purpose of the Act is
to manage the uses of water (including both surface and groundwater) in the province, except
where private rights have been established as per the regulation. Provisions for protection of
aquatic environments and stream health are included. The Act renames the Fish Protection Act,
to be known as the Riparian Areas Protection Act, and will clarify the government’s authority to
make regulations concerning development in riparian areas. This change may include
amendments to the Riparian Areas Regulation which is the policy adopted in New Westminster
to determine streamside setbacks.
 Wildlife Act, 1996. This Act provides for the protection and management of wildlife in British
Columbia, including endangered and threatened species.

 Local Government Act, 1996. This Act outlines the powers and responsibilities of local
governments. This includes implementation of land use regulations, development requirements,
provisions for park land acquisition and designation of environmentally sensitive areas.

 British Columbia Biodiversity Strategy. A framework is currently being developed to prepare a
Biodiversity Strategy for the province. This framework includes a report on the Status of
Biodiversity (2008), a Biodiversity Atlas (2009) and other supporting material. Component
reports address impacts to biodiversity, climate change, key and special elements, genetic
diversity and First Nations.

2.3

Municipal/Regional

 Metro Vancouver Regional Growth Strategy (RGS) – Metro Vancouver 2040: Shaping our
Future (2011). The RGS is supported by member municipalities, including the City of New
Westminster. It contains goals, such as protecting the environment and responding to climate
change impacts, which support the region’s collective vision for the future. The City works in
partnership with Metro Vancouver to achieve regional objectives, such as establishment of a
Green Zone and the Brunette Fraser Greenway, which is considered integral to the future
regional park system and trail network.

2

CITY OF NEW WESTMINSTER – ECOLOGICAL INVENTORY

 Official Community Plan (2011). The Official Community Plan (OCP)1 provides the community’s
long‐term vision for the City, in addition to the goals and objectives that support its path forward
to achieving it. One of its primary goals is to protect the environment and respond to climate
change impacts. Several strategies are provided, including protecting conservation and
recreation lands and protecting and enhancing natural features and their connectivity.

 Envision 2032 – Sustainability Framework (2013). This document, developed by council, city
staff, and community partners, is the lens through which the city’s actions will be measured as it
moves forward to meet its sustainability objectives. It provides a sustainability framework to
guide and evaluate city plans, policies, projects and practices with regard to economic, social,
cultural and environmental implications.
 Urban Forest Management Strategy (2015). The Urban Forest Management Strategy (UFMS)

recognizes the urban forest as a valued public resource that provides a variety of ecological,
economic, and social benefits. It recommends the protection of existing trees and measures to
increase tree canopy cover across the City. This plan provides a community‐supported vision
for managing its urban forest.

 Riparian Areas Protection Bylaw No. 7033, 2005. The City’s formal response to the Provincial
Riparian Areas Regulation, enacted to preserve, protect, restore and enhance the natural
environment near streams that support fish habitat from harmful conditions associated with
commercial, industrial and residential development. Significant fish‐bearing watercourses in the
City that are subject to RAR include the Fraser River and Brunette River. Queensborough ditches
have also been classified based on fish presence and habitat.

 Tree Cutting Bylaw No. 5745, 1988. The tree cutting bylaw requires approval of the City before
cutting of trees. A valid tree permit is required prior to cutting on land within 30 metres of the
Brunette River and other designated areas as specified in the bylaw.

2.4

Municipal Policy Recommendations

The City has specific powers to plan and manage land use within municipal boundaries. The OCP and
Envision 2032 Sustainability Framework encourage the protection and enhancement of natural
areas and environmental functions in the City. Specific recommendations are made within this
report to achieve these goals; the broader City‐wide policies listed below should be considered for
adoption:





Establish an Environmental Development Permit Area and new design guidelines for land
within 50 metres of Fraser River and Brunette rivers to encourage retention, restoration
and enhancement of riparian habitat and urban forests;
Identify a Green Infrastructure Network (GIN) for the City that is also consistent with the
Regional Green Infrastructure Network (RGIN) proposed by Metro Vancouver as well as
the initiatives proposed in Experience the Fraser (ETF);
Develop an invasive species management plan for the City to address risks associated with
introduced plant and animal species;

1

The Official Community Plan for the City of New Westminster. The Corporation of the City of New Westminster
Schedule A to Bylaw 7435, 2011
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Develop Park Master plans for Moody, Tipperary, Glenbrook Ravine and Hume Park. These
should include concrete recommendations to enhance the parks wildlife habitat and
ecological integrity;
Enforce responsible development timing windows for fish and wildlife. This includes tree
and shrub removal during the bird nesting season (March 1 to August 30), and regional
timing windows established by the BC Ministry of Environment for work in and around a
watercourse for the Lower Mainland Region;
Consider implementing a City‐wide Green Tax to acquire and restore high priority natural
areas;
Support stewardship activities on private land including tree planting, pollinator gardens,
and backyard wildlife habitat;
Encourage community adoption of public space, including boulevards and traffic circles
and the inclusion of environmental components into these areas.

3 Completing the Ecological Inventory: Methods
This ecological inventory identifies areas of relative naturalness on City‐owned (public) and
privately owned lands. Due to the number and diversity of natural areas and ecological features
that are present, specific criteria and limitations have been applied for this inventory:














Natural areas and other cover types within the City and surrounding borderlands were
classified using air photo interpretation;
Four broad cover classes were applied as part of the classification: forest, aquatic,
shrub/herb and developed (e.g. buildings, roads, etc.). Cover classes are described further
according to sub‐classes (e.g. deciduous, coniferous) and modifiers (e.g. mature,
immature);
Only natural areas larger than 500 m2 were inventoried; small landscape features such as
residential gardens and individual trees were not included;
Borderlands in neighbouring jurisdictions were included to ensure that regional
connectivity was considered;
All streams were classified according to the Queensborough 2012 Watercourse
Classification:
A (Red) – Rearing habitat that is accessible to fish;
B (Yellow) – Inaccessible to fish but providing important food and nutrients;
C (Green) – Not fish habitat.
Residential boulevards were not stratified for this inventory;
Cover classes follow property lines in areas where they closely overlap.

Ground truthing was completed to confirm the natural areas’ class, subclass and modifiers (see
Appendix C). Representative plots were established in natural areas (geo‐positioned to permit
future monitoring) as part of the ground survey (see Appendix B). Information collected included:
 Ecosystem Classification (BC Biogeoclimatic Ecosystem Classification System);
 Physiography, including topographic and soil information;
 Vegetation, including species, age, size, composition, and condition (i.e. health); and
Invasive plant species.
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4 A Summary of the Ecological Inventory
A substantial amount of information was collected as part of the ecological inventory. Full details
are contained in the Appendices of this report. This section provides a brief snapshot of New
Westminster’s natural areas and their ecological conditions, as they exist in 2014.

4.1

Terrestrial ecology

Mapped terrestrial areas include natural and semi‐natural cover classes (forest, shrub‐herb, and
areas influenced by urban developed). Developed areas include landscaped and maintained areas
that provide natural features (gardens, parks, cemeteries, boulevards, etc).








232 hectares (ha) of terrestrial area was mapped across the City, this constitutes 14.8% of
the City’s landbase;
Large, intact forest communities occupy 62 hectares (4%) of the City. The majority of these
forests are found on public land including Hume Park, Glenbrook Ravine, and a lot
between Boyne and Wood Street in the Queensborough neighbourhood. The largest tract
of forest is on Poplar Island.
All forests are second growth stands, the majority of which are dominated by deciduous
species;
Shrub herb communities cover 26 ha (1.6%) of the City. Invasive plants predominate in
these areas, which generally occur as narrow linear strips along roads, railways and rights‐
of‐way;
Developed landscapes cover 144 ha (9.2%) of the City. Of this, approximately 48 hectares
are categorized as urban trees. 96% of these are found in City parks where the understory
associated with these trees are generally landscaped or maintained as turf.
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Table 1: Terrestrial ecological cover types area summary
Class
Forest

Subclass
Deciduous

Evergreen
Mixed Evergreen
Deciduous

Developed
Garden

Managed Grass

Urban Trees

Shrub/Herb

Terrestrial Total
Total Land Area

Herbaceous and Grass
Shrub

Modifier

Area
(ha)

Mature (60 yrs)
Young (10‐60 yrs)

61.9
48.2
19.1
29.1
2.7
2.7

Mature (60 yrs)

11.1
Mature (60 yrs)
Young (10‐60 yrs)

Private
Public
Boulevard/Right‐of‐
way
Cemetery
Lawn
Other
Park
Playing Field
Hedgerow
Park Trees Deciduous
Park Trees Evergreen
Park Trees Mixed
Private Trees
Deciduous
Private Trees Mixed
Street Trees

3.8
7.3
143.7
3.9
0.5
3.4
92.1
17.0
12.3
3.6
23.9
20.3
15.0
47.7
1.1
7.4
4.8
30.8
0.7
0.6
2.2
25.8
2.3
23.5
231.5
1538.0

% of City
Land Area
(1538 ha)
4.0%
3.1%
1.2%
1.9%
0.2%
0.2%
0.7%
0.2%
0.5%
9.3%
0.3%
0.0%
0.2%
6.0%
1.1%
0.8%
0.2%
1.6%
1.3%
1.0%
3.1%
0.1%
0.5%
0.3%
2.0%
0.0%
0.0%
0.1%
1.6%
0.1%
1.5%
15.1%
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Figure 1. Terrestrial type summarized by class and subclass

The state of New Westminster’s
urban forests:
The City of New Westminster
conducted a detailed inventory of its
urban forest in 2014 to inform its
Urban Forest Management Strategy.
An analysis of land cover for the
entire City (public and private
property) indicated that total tree
canopy was 17.7% (SE +/‐ 3.38%). By
comparison, forest cover in 2004 was
21.2%, indicating a decrease in forest
canopy cover of 16.5% over 10 years.
Shrub/herb/grass cover (including
private lawns, etc) in 2013 was
27.1%. Impervious surfaces
(buildings, pavement) accounted for
half of the City’s land area (49.7%).
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4.2

Aquatic ecology

Mapped aquatic habitat includes rivers, creeks, ditches, wetlands and intertidal (foreshore) areas.
The Fraser River and Brunette River are the most prominent watercourses in New Westminster.
They, along with open ditches on Queensborough, have been classified according to their current
ability to support fish and/or fish habitat. Some of this work is based on the Queensborough
Ecological Inventory (2010) and Queensborough Community Plan (2014).











748 ha of aquatic habitat was mapped; the Fraser River constitutes the majority (730 ha or
98%);
The Fraser River foreshore is one of the City’s most ecologically significant features. The
most significant in terms of size, value, and productivity is located on Queensborough’s
southwest shoreline (Annacis Channel);
The Brunette River flows south along the east side of New Westminster and covers
approximately 7 ha;
Open ditches in the Queensborough neighbourhood occupy 4 hectares in area. Only 6% of
these are considered fish habitat, 24% providing important food and nutrients to
downstream fish habitat. The majority (70%) of these ditches are not considered fish
habitat.
Glenbrook ravine contains a small wetland and creek;
There are other landscaped ponds and creeks found in City parks including Tipperary and
lower Glenbrook parks.

Table 1: Aquatic cover types area summary
Watercourse
Brunette River
Fraser River
Ditch

Lake/Pond
Stream
Wetland
Aquatic Total (ha)

Stream Class
A
A
A
B
B2
C
C
C
C

Area
(ha)
7.0
729.7
4.3
0.3
1.2
0.1
2.7
0.1
0.1
6.4
747.6
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4.3

Riparian habitat

Riparian habitat associated with the Fraser River and Brunette River is in poor condition. All areas
within 30 metres of the Fraser River and Brunette River were assessed to determine their
condition. Total riparian area is 94 hectares. 60ha (63%) of this area is considered developed and
provides no natural habitat. Only 20ha (22%) of this riparian area is forested. 11ha (11%) is
covered in shrub communities of which the majority is invasive species (Himalayan blackberry).
Restoration of these riparian vegetation communities will protect water quality, enhance habitat
for a variety of species, and provide an important movement corridor for wildlife within the City
and region.
Shrub
11%

Urban Trees
1%

Deciduous Trees
19%
Herbaceous and Grass
<1%
Managed Grass
2%
Mixed Evergreen
Deciduous Trees
3%

Developed
64%

Figure 2. Riparian subclass summarized by percent of area (total area = 94ha)

Restoration work in the Brunette River corridor:
Enhancement of the Brunette River is supported by Metro Vancouver’s Ecological Health Action
Plan (EHAP), in partnership with the City of New Westminster. This initiative also supports
development of the Brunette Fraser Greenway as part of a regional transportation corridor.
Other restoration partners include the Sapperton Fish and Game Club and Evergreen. Conceptual
habitat enhancement designs2 have been prepared and implemented for the Lower Brunette
River, which is the portion of the Brunette downstream of North Road to its confluence with the
Fraser River. Restoration work in the Brunette River has been conducted by stakeholders,
including the Sapperton Fish & Game club, since 1969 to protect environmental values, including
endangered species and salmonids.
2

LGL Ltd Environmental Research Associates. Fish and Riparian habitat opportunities in lower Brunette
River. Prepared for Metro Vancouver. September, 2012
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5

Important Natural Areas

New Westminster supports a diversity of natural areas within its borders. These vary from rivers
and large intact forested areas to small fragmented pockets of vegetation. The ecological function
of these areas is dependent on their specific features, condition, size, connectivity, and location
within the urban context. Four distinct natural areas were identified in the City:





Fraser River foreshore and islands;
Brunette River corridor;
Glenbrook ravine; and
Large treed parks.

These natural areas are large in size and are considered the most important in terms of their
ecological significance. Each unit has unique attributes that contribute to overall biodiversity and
ecological function in New Westminster, and in some cases, regionally. The Fraser, Brunette, and
Glenbrook units are significant linear ‘corridors’, while the large treed parks (e.g. Queen’s Park)
represent the City’s most prominent green ‘patches’. Taken as a whole, these units form a
substantial component of the City’s green infrastructure: the network of natural areas and open
space that conserves natural ecosystem values and processes, while providing benefits to both
people and wildlife3.
Work by Metro Vancouver has also contributed to our understanding of the regional network of
natural areas. The regional Biodiversity Strategy (2001‐2006)4 and the regional Sensitive
Ecosystem Inventory (SEI) (2010‐2012)5 used similar methods to map and identify regionally
important natural areas and potential connections between them. As expected, both Biodiversity
Strategy and SEI mapping showed that biodiversity values in New Westminster were highest in the
Fraser River channel and foreshore (including Poplar Island), Brunette River corridor, and
Glenbrook ravine (see Appendix A). Urban parks including Queens Park were also identified as
having higher ecological values than the surrounding landscape by the regional Biodiversity
Strategy but were not mapped as sensitive ecosystems. Most of the sensitive ecosystems in New
Westminster were mapped as riparian areas including Poplar Island and Glenbrook ravine.
Focusing management effort on these units (particularly those contributing to green
infrastructure) will improve overall ecological integrity, optimize resources and provide
substantially more benefits for both wildlife and the community over the long‐term.

3

Benedict, M. and McMahon E. Green Infrastructure: linking landscapes and communities. 2006. The
Conservation Fund. Island Press.
4
Axys Environmental Consulting. 2006. Assessment of Regional Biodiversity and Development of a Spatial
Framework for Biodiversity Conservation in the Greater Vancouver Region. Biodiversity Conservation
Strategy Partnership, Burnaby, BC.
5
Meidinger, D., J. Clark, and D. Adamoski. 2014. Sensitive Ecosystem Inventory Technical Report for Metro
Vancouver & Abbotsford 2010‐2012. Prepared for Metro Vancouver. 162 pp.
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Remaining land in the City is generally highly developed with limited ecological function.
Collectively, this area is called the Urban Matrix. These areas are typically under private
ownership, on which the City has limited jurisdiction. The City should build public awareness of the
accumulative values of the smaller natural features found in these areas.

Figure 3. Natural Area Units
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5.1

Fraser River foreshore and islands

The Fraser River is one of the region’s most significant natural ecosystems. The river and its
delta is considered globally important for fish and migratory birds. It provides habitat for an
abundance of fish and wildlife, including the world’s largest sockeye salmon run. The river is also
a linear corridor, which provides ecological connectivity through the regional landscape. New
Westminster’s entire south edge borders the Fraser River shoreline. The river also encompasses
the Queensborough Neighbourhood on Lulu Island and several smaller islands including Poplar
Island, which is an isolated natural area located in the middle of the Fraser.
The foreshore of the Fraser River has been significantly altered from its historic state for
industrial use and to control flooding. The shoreline is armoured with fragmented and narrow
riparian plant communities. These vegetated areas support a high cover of invasive species and
few mature trees or wildlife trees. With the exception of Queensborough, there are few natural
wetland/intertidal ecosystems that remain. In a natural state, the riparian plant community that
would have existed next to the Fraser would support a wetland transition area as well as an
active floodplain. These would support a very high level of biodiversity.
Fish and Wildlife: The Fraser River is recognized internationally for its importance for migratory
salmon populations; the water, marshes, mudflats, and shorelines of New Westminster support
all five salmon species at some time during the year. Vegetated marshes are the most important
habitat for juvenile fish because they provide protection from predators while at the same time
providing rich food resources for migrating salmon. Other freshwater fish include trout species
and members of the sucker, minnow, catfish, stickleback, smelt, Starry Flounder, Threespine
Stickleback and lamprey families. White Sturgeon is perhaps (see Species at Risk section) one of
the rarest species found in the Fraser River.
Mammal use reflects the mix of aquatic and riparian areas and includes American Beaver,
American Mink, Raccoon, River Otter, Harbour Seal, and Steller’s Sea Lion. Bird use is also varied
and includes species which use the shoreline and adjacent riparian areas like Bald Eagle and
Great Blue Heron, as well as Common Merganser, Common Cormorant, Bufflehead, grebes, and
ducks. No detailed bird or mammal surveys have been undertaken on the Fraser River in the City
of New Westminster.

Photos 1 and 2: The Fraser River foreshore is heavily armoured
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Photos 3 and 4: There is extensvie recreation area developed for public access along the Fraser.
Table 1. Fraser River foreshore and islands ecological features condition and recommendations





Important Natural Features
South edge of
Queensborough has the
only significant intertidal
wetland areas in the City;
Poplar Island is a relatively
isolated and intact habitat
with forests, intertidal
wetlands, and mudflats. It
provides an important
refuge for birds;
The river provides critical
habitat for a wide range of
fish, birds and mammals
and connects them across
the region.











Ecological Communities/
Species at Risk
Lyngbye's sedge (Herbaceous
Vegetation)
Tufted hairgrass–Douglas'
aster (Herbaceous
Vegetation)
Black cottonwood–red
alder/salmonberry (Forest)
Western redcedar /three‐
leaved foamflower (Forest)
Henderson’s checkermallow
Vancouver Island beggarticks
Great Blue Heron
Green Heron
White Sturgeon









Threats/Issues
Riparian habitat is highly
disturbed from industrial
activity and urban
development;
Potential for spills of
deleterious substances from
industrial activity;
Intact natural riparian and
intertidal habitat is
fragmented and
discontiguous;
Shoreline is heavily
armoured for flood
protection. Few natural
wetland/intertidal
ecosystems exist;
High cover of invasive
species (Himalayan
blackberry, knotweed);
There are few high value
wildlife trees.

Table 2 cont. Fraser River foreshore and islands ecological features condition and recommendations
Recommendations
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5.2

Identify and pursue opportunities along the Fraser River for the creation of intertidal wetlands;
Work with local industry to establish wider riparian setbacks (30 metre target where possible) and
reclaim degraded habitat as an interim voluntary measure to protect water quality and biodiversity
along Fraser River corridor;
Identify opportunities during upcoming development and redevelopment to acquire land or use
other planning tools (implementation of a bylaw) and incentives (densification), to establish a 30
metre (target) riparian buffer along the Fraser River;
Explore establishment of a Development Permit Area and associated development guidelines to
protect and enhance habitat on developable lands next to the Fraser River;
Integrate habitat improvement and enhancement as part of ongoing flood protection works;
Install interpretive signage to raise awareness of environmental significance of Fraser River;
Maintain designation of Poplar Island as Natural/Habitat in Official Community Plan;
Work with regional partners, stakeholders, and developers to remove all knotweed and other
invasive plant species growing within 30 metres of the river; and
Install artificial perches and nesting sites along the river for raptors.

Brunette River corridor

The Brunette River flows from Burnaby Lake (northwest of the City) into the Fraser River
providing regional connectivity. The north end of the Brunette exists in more of a natural state.
As it flows south towards the Fraser River it becomes more disturbed and impacted by industrial
development. Hume Park is located adjacent to the Brunette River upstream at the Burnaby‐
New Westminster boundary. It is a 13 hectare park that provides a variety of amenities including
sports fields, a swimming pool, trails, and natural areas. A native mixed‐wood forest is protected
within the park, and is associated primarily with the valley, high bench floodplains, and adjacent
upland areas. Forests are second growth and are dominated by pioneer deciduous tree species
including red alder, black cottonwood and bigleaf maple, which predominant throughout the
riparian area. Scattered conifer trees including western redcedar, western hemlock and Douglas‐
fir also occur. Further downstream, the river (and associated riparian area) becomes more
constricted as it flows through an industrial area before joining the Fraser River.
Fish and Wildlife: The Brunette River corridor supports a diverse fish and wildlife community,
many of which are Species of Conservation Concern (SCC). Fish species in the Brunette River
include the endangered Nooksack Dace (see Species at Risk section), Coho Salmon, Chum
Salmon, Cutthroat Trout, Common Carp, Threespine Stickleback, and Brown Bullhead.
Mammals found in the riparian corridor include Coyote, American Beaver, American Mink,
Raccoon, Striped Skunk, and possibly Muskrat and Short‐tailed Weasel. Black Bear have also
been observed. Pacific Water Shrew, a red‐listed species, could potentially occur. Reptile and
amphibians potentially occurring include Western Toad, Northern Red‐legged Frog and Painted
Turtle, all of which are SCC. American Bullfrog and Green Frog, both of which are introduced,
may also be present. Upwards of 60 bird species have been recorded annually in the Burnaby
Lake area, as part of the Christmas Bird Count. The number of birds found in the river corridor is
likely lower due to less open water habitat compared to the lake, but still high compared to
adjacent developed areas.
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Photos 5 and 6: The Brunette River has very productive aquatic habitat; however, much of its
associated riparian habitat has been degraded by adjacent development

Photos 7 and 8: Hume Park provides intact riparian habitat; however, many invasive plant species
including impatients (right) are present.
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Table 3. Brunette River corridor ecological features condition and recommendations





Important Natural Features
The river provides critical
habitat for a wide range of
fish, birds and mammals
and connects the Fraser
River with Burnaby Lake;
Scattered large conifer trees
(Douglas‐fir 110 cm
diameter) in Hume Park;
High bench floodplains in
Hume Park.








Ecological Communities/
Species at Risk
Nooksack Dace (Chehalis
lineage)
Painted Turtle (Pacific Coast
population)
Great Blue Heron
Black cottonwood–red
alder/salmonberry (Forest)
Western redcedar /three‐
leaved foamflower (Forest)
Western redcedar
/swordfern Dry Maritime
(Forest)








Threats/Issues
Narrow riparian area
provides limited buffer from
adjacent land uses;
Southern reaches are heavily
impacted by industrial
development;
Potential for spills of
deleterious substances from
industrial activity;
Much of the southern
reaches area heavily
armoured for flood
protection;
Numerous invasive species
exist (English Ivy, impatients,
blackberry, knotweed);
There are few high value
wildlife trees near the River.

Recommendations














Work with local streamkeeper organizations (e.g. Sapperton Fish and Game Club) and continue to
support their efforts to restore instream habitat on lower reaches of Brunette River;
Continue to collaborate with Metro Vancouver, DFO, and other partners to implement
recommendations of Brunette Basin Watershed Plan, MV Ecological Health Plan;
Work with Metro Vancouver, stakeholders, and municipal and industry partners to prioritize and
implement recommendations from 2012 MV report “Fish and riparian habitat opportunities in lower
Brunette River”;
Increase the width of the forested riparian zone in Hume Park;
Increase base flow water levels to improve in‐stream rearing and spawning habitat for salmonids and
the endangered Nooksack Dace. Base flows are often determined by groundwater, which in urban
areas can be influenced by the amount of impervious surface and infiltration. Integrated Stormwater
Management Plans should consider impacts of urbanization on hydrologic processes. Strategies to
improve groundwater recharge and infiltration by reducing impervious surfaces should be examined,
including implementation of stormwater fees;
Explore establishment of a Development Permit Area and associated development guidelines to
protect and enhance habitat on developable lands next to the Brunette River;
Improve stormwater management in catchments which flow into the Brunette River;
Work with local industry to establish wider riparian setbacks (30 metre target) and reclaim degraded
habitat to protect water quality and biodiversity in Brunette River corridor;
Identify opportunities during upcoming development and redevelopment to acquire land or use
other planning tools/incentives to establish 30 metre riparian buffer along the Brunette River;
Work with Port Metro Vancouver and Metro Vancouver to support Brunette River as a recreational
blueway by working to raise baseflows in the river and removing unnecessary (i.e. human)
obstructions (including pilings at mouth of Brunette);
Update stormwater management plans to improve water quality in Brunette River;
Install artificial perches and nesting sites next to the Brunette River to provide perching sites for
raptors and other species;
16
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5.3

Work with Coquitlam, Burnaby, and Metro Vancouver to manage knotweed and other invasive plant
species from riparian areas in Brunette River corridor;
Deactivate all unauthorised trails within 30 m of the Brunette River;
Continue to support appropriate recreational trail development as part of the regional Brunette
Fraser Greenway initiative. Trails should be located beyond and above the top of bank, except at
designated crossings, and far enough away from the watercourse to minimize impacts to watercourse
and riparian vegetation. Existing informal trails may be upgraded if they can meet minimum design
standards that prioritize fisheries, wildlife, and water quality values for this corridor;
Install signage to raise awareness of Brunette River and the value of salmon habitat (restoration) and
discourage illegal dumping and other activities that may harm ecological integrity; and
Develop a strategy to manage beaver populations to maintain ecological integrity of Brunette River.
Consult with regional municipalities (e.g. Coquitlam, Surrey) to determine latest best practices for
beaver management in the Lower Mainland. Install tree protective measures (e.g. beaver protection
fencing) in areas where beaver activity is identified

Glenbrook Ravine

Glenbrook Ravine is a forested natural area that runs through the heart of the City. The park is
well used by residents; however, it is isolated and the closest natural area is Queens Park which
is 100m to the east. A small forested wetland exists at the northern end of the park. A small,
stormwater‐fed ephemeral watercourse flows through the centre of the park. Most water flow
is diverted into the stormwater system at its southern end. The natural forest stand is
dominated by deciduous tree species, including big‐leaf maple and red alder. Some black
cottonwood and western hemlock also occur. There are large areas dominated by Himalayan
blackberry along the eastern edge of the park. There is a public garden and pond at the south
end of the ravine.
Fish and Wildlife: Wildlife present are typically smaller species with reduced range requirements
and those that are adapted to urban areas. The forest habitat provides low structural diversity
with no large conifer trees or wildlife trees of significant value. Mammals likely include Coyote,
Raccoon, Striped Skunk, the introduced Eastern Grey Squirrel, and mice, voles, moles and shrew
species. The park provides habitat types that are suitable for a wide variety of both resident and
migratory bird species. The wetland at the north end of the forest could potentially provide
breeding habitat for a amphibians. No fish are supported by aquatic habitat in Glenbrook
Ravine.
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Photos 9 and 10: Forested area in Glenbrook ravine are dominated by young deciduous species.

Photos 11 and 12: Invaisve species present include large areas of Himalayan blackberry and English ivy.
Table 4. Glenbrook Ravine ecological features condition and recommendations




Important Natural Features
Small artificial wetland
(north end);
Large intact forested
natural area;
Artificial pond at south end
of the ravine.



Ecological Communities/
Species at Risk
None identified






Threats/Issues
Large areas of invasive
species (Himalayan
blackberry, English ivy);
Even‐aged stand with low
structural diversity;
Presence of humans and
pets.

Recommendations





Control invasive plants in various areas of the ravine including English ivy, clematis and blackberry
and re‐establish native plant species;
Under‐plant western redcedar and grand fir in stands dominated by deciduous species;
Create wildlife trees and encourage naturally placed large woody debris as they become available;
Work with Metro Vancouver to discuss potential sewer/stormwater separation and potential for
daylighting.
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5.4

Large Treed Parks

The City has several large, landscaped parks that it maintains to provide a range of amenities for
different user groups. The most prominent of these are Queen’s Park, Moody Park and
Tipperary Park. These parks are large in size and have significant amounts of mature tree cover;
however, understory vegetation is predominantly a mix of maintained grass and landscaped
garden areas. There are also artificial ponds and watercourses that have been created in
Tipperary Park. Hume Park is one of the City’s largest treed parks; however, the majority of the
forest area is natural and only the outer edges have been landscape. Therefore, Hume Park has
been included as part of the Brunette River Corridor (Section 5.2).
Fish and Wildlife: There is considerable human use in these parks and wildlife is typically limited
to birds and small mammals that are adapted to developed residential areas. Mammals most
likely inhabiting landscaped parks include Coyote, Raccoon, Striped Skunk, Douglas Squirrel,
Eastern Grey Squirrel, mice, voles, and shrew species. Coast Mole, a native species which leaves
behind distinctive small mounds of soil (mole hills), occurs in Queen’s Park and Hume Park.
New Westminster’s bird community will include a variety of resident and migratory species that
can adapt to urban landscapes; many will seasonally use the urban forest for feeding or nesting.
Queens Park is a site designated for the annual Christmas Bird Count but data on bird
occurrence was unavailable. Likely urban adapted birds inhabiting these parks include
introduced European Starling, Northwestern Crow, House Sparrow, Rock Dove, Black‐capped
Chickadee, Purple Finch, American Robin, Dark‐eyed Junco, Spotted Towhee and Song Sparrow.

Photos 13 and 14: The understory of many urban parks is maintained with little native shrub cover.
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Photos 15 and 16: Ponds have been created in Tipperary Park
Table 5. Landscape parks ecological features condition and recommendations



Important Natural Features
Large trees;
Urban ponds and water
features.



Ecological Communities/
Species at Risk
None identified







Threats/Issues
High cover of invasive plant
species;
Low understory vegetation
cover;
Habitat fragmentation;
Presence of humans and
pets.

Recommendations







5.5

Naturalize small pockets of understory plant communities by planting shrubs and ferns;
Designate wildlife refuge areas in Queen’s Park where recreation use and vegetation maintenance
is reduced;
Minimize human disturbance in intact forested areas by re‐locating or de‐commissioning trails;
Install artificial wildlife features (nest boxes, wildlife trees) in suitable areas;
Implement recommendations of Queen’s Park Master Plan (2013).
Promote nature appreciation and conservation through use of interpretive signage and other
targeted education.

Enhancing the Urban Matrix

The Matrix is defined as the land outside of the larger framework of natural areas (corridors and
patches). Smaller natural areas and features (gardens, street trees, pocket parks, green roofs,
bioswales, etc.) are more typical in these areas due to land constraints posed by buildings,
roads, and infrastructure (buildings, roads, infrastructure). However, they still provide
tremendous value in terms of their ecological services and contribution to quality of life and
biodiversity in the City. Conservation, restoration and infrastructure interventions in the Matrix
can support ecosystem functions such as stormwater infiltration, pollinator mobility, and seed
dispersal for plants. They can also act to buffer and/or complement adjacent ecosystems or
features in a green infrastructure network.
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Fish and Wildlife: Wildlife in the urban matrix is limited to species that are highly tolerant and
adapted to urban development. Common species likely include Raccoon, Striped Skunk, the
introduced Eastern Grey Squirrel, mice, voles and shrew species as well as Norway Rat and Black
Rat. The Queensborough Ecological Inventory (2010) recorded 20 bird species including
common resident and wintering species, the most widespread being the Black‐capped
Chickadee. Other species included resident Bushtit, American Robin, Northwestern Crow, Song
Sparrow, Mallard and Canada Goose. Barn Owls have been recorded hunting in the open fields.
No native fish populations occur in ponds or other water features in the developed part of New
Westminster, except for Threespine Stickleback. It is unknown if any amphibians other than
introduced American Bullfrogs are found in smaller ponds or ditches in Queensborough. Pacific
Treefrog may be present in some areas.

Photos 17 and 18: Natural features in the Urban Matrix are generally maintained with extensive
turf and gardens.

Photos 19 and 20: Many linear right of ways are degraded but provide corridors connecting
higher value habitat areas
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Table 6. Matrix ecological features condition and recommendations




Important Natural Features
Linear corridors that follow
roads, hydro rights‐of‐way
and railways;
Numerous open ditches in
the Queensborough
neighbourhood.



Ecological Communities/
Species at Risk
Barn Owl (Queensborough)





Threats/Issues
Invasive plant species
(shrub communities
dominated by Himalayan
blackberry);
Industrial maintenance
requirements degrade
habitat and restrict
restoration.
Loss of trees, plants and
open fields to infill
development.

Recommendations






6

Restore linear shrub and grass areas to help facilitate wildlife passage between larger natural areas.
Priority areas include railways and industrial areas at the south end of the Brunette River;
Promote and encourage naturescaping including native plant gardens, hedgerows, water features,
and artificial nesting sites;
Leave areas of grass areas to grow providing habitat for small mammals and prey for raptors
including Barn Owl;
Seed or plant flowering species to benefit bees and other pollinators;
Encourage pervious surfaces and sustainable water use including rainwater harvesting.

Species and Ecological Communities of Conservation
Significance

The BC Conservation Data Centre (CDC) tracks and ranks plants, animals, and ecological
communities in the province that are of conservation concern attributed to rarity, threats, or
declining populations6. The CDC lists 18 fish and wildlife species, and 42 ecological communities
that potentially occur in the City of New Westminster; this includes 5 fish, 5 mammals, and 8
snails or slugs. However, most occur in natural ecosystems and the extent of urbanization in
New Westminster greatly limits the likely occurrence of many of these species or communities
in the City.

6

Subnational (provincial) ranks are defined as:

S1 (Critically Imperilled) ‐ Critically imperilled in the nation or state/province because of extreme rarity (often 5 or fewer
occurrences) or because of some factor(s) such as very steep declines making it especially vulnerable to extirpation from the
state/province.
S2 (Imperilled) ‐ Imperilled in the nation or state/province because of rarity due to very restricted range, very few populations (often
20 or fewer), steep declines, or other factors making it very vulnerable to extirpation from the nation or state/province.
S3 (Vulnerable) ‐ Vulnerable in the nation or state/province due to a restricted range, relatively few populations (often 80 or fewer),
recent and widespread declines, or other factors making it vulnerable to extirpation.
S4 (Apparently Secure) ‐ Uncommon but not rare; some cause for long‐term concern due to declines or other factors.
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Remnant ecosystems including the marshes of the Fraser River foreshore and larger forest
patches such as Poplar Island and Glenbrook Ravine may support rare plants and birds. More
rigorous field surveys are needed to determine the presence of rare species. Wildlife and plant
communities have never been systematically sampled in the City of New Westminster and even
student reports and stewardship surveys are lacking for most areas.
This section describes ecological communities and species at risk that have been confirmed or
are likely to occur in the City of New Westminster. Data collected during as part of the
Queensborough Ecological Inventory in 2010 was used to complement this inventory.

6.1

Rare Plants

Two rare plants occur or potentially occur in the foreshore marshes on the margin of the Fraser
River. Further inventory of wetland areas during the summer is needed to better survey for rare
plant species, particularly sedges, grasses, and rushes.
Vancouver Island beggarticks. This species was observed on the margin of an intertidal marsh
located on Queensborough Island. It is ranked as Vulnerable (S3) in B.C. and was designated as
Special Concern by COSEWIC in 2001. Small populations are relatively widespread in freshwater
marshes in the lower Fraser River.

Photo 21: Vancouver Island beggarticks was observed on the south shore of Queensborough

Henderson’s checkermallow. This species is ranked as Vulnerable (S3) in B.C.; it has not been
assessed by COSEWIC. It is a perennial vascular plant that occurs in intertidal marshes of the
lower Fraser River. It has not been confirmed in New Westminster, but suitable habitat is
present on Queensborough Island.
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6.2

Rare Wildlife Species

There are a number of vertebrate species at risk that occur or potentially occur in the City:
Great Blue Heron. Breeding colonies of the fannini subspecies of Great Blue Heron are ranked as
Imperilled/Vulnerable (S2S3B) in B.C., and were designated as Special Concern by COSEWIC in
2008 (BC CDC, 2014). Suitable nesting trees occur in the foreshore of the Fraser River,
particularly the large black cottonwood and red alder trees growing along the river edge, but no
nests have been observed. Herons likely forage in low numbers in the ditches throughout
Queensborough, Brunette River, and the Fraser River foreshore. During low tide they also forage
in intertidal areas.
Green Heron. Breeding Green Herons are ranked as Vulnerable/Apparently Secure (S3S4B) in
B.C. and have not been assessed by COSEWIC (BC CDC, 2014). This shy bird is associated with
deciduous shrubs and trees near water, and is occasionally observed in intertidal marshes or
riparian forest in the Lower Fraser River.
Western Screech‐owl. The kennicottii subspecies of Western Screech‐owl, which occurs in this
area, is ranked as Vulnerable (S3) in B.C. and was designated as Threatened by COSEWIC in 2012
(BC CDC 2014). This species has decreased in numbers in recent years, possibly because of
predation by Barred Owls. Recent studies have suggested that it may survive best in small urban
woodlots, where Barred Owls are much less common.
Barn Swallow. Breeding sites of the Barn Swallow are ranked as Vulnerable/Apparently Secure
(S3S4B) in B.C. (BC CDC, 2014). This bird nests on human structures and forages over open fields,
meadows, shrublands and wetlands. Suitable nesting sites occur in older buildings and bridges in
New Westminster and foraging would occur over the open fields and older subdivision areas.
Barn Owl. Barn Owls have been observed hunting in open field of the Queensborough
neighborhood and roost under the Queensborough Bridge. The loss of open fields and suitable
nest sites in the last 20 years reduces the potential for Barn Owl to still forage in this area. Any
birds still roosting beneath the Queensborough Bridge would most likely be foraging in habitats
northwest of the bridge on the mainland. The Barn Owl is ranked as Vulnerable (S3) in B.C. and
was designated as Special Concern by COSEWIC in 2001 (BC CDC, 2014).
White Sturgeon. White Sturgeon occurs in the lower Fraser River and may use subtidal or
intertidal areas in the city for feeding or migration. Their occurrence in the study area is
unconfirmed. It is ranked as Imperilled (S2) in B.C. and was designated as Endangered by
COSEWIC in 2003 (BC CDC, 2014).
Painted Turtle – Pacific Coast Population. Painted turtles occur in Burnaby Lake and the upper
reaches of the Brunette River in the City of Burnaby. They likely occur in the lower reaches as
well and one identified turtle was observed near the Skytrain crossing in July 2014. The Pacific
Coast population of Painted Turtle is ranked as S2 (red) provincially and are listed as Endangered
in Canada.
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Nooksack Dace (Chehalis lineage). Nooksack Dace are found in the Brunette River including the
City of New Westminster (Hume Park area). They are a small, bottom‐dwelling fish related to
minnows that are found in two areas of the lower Fraser Valley. They are ranked as S1 (red)
provincially and are listed as Endangered in Canada.
Pacific Water Shrew. Pacific water shrews are found along low elevation streams, marshes and
wetlands. They feed on freshwater organisms but also require healthy riparian habitat to
survive. Intact natural areas along the Brunette River provide suitable habitat for this species.
They are ranked as S1 (red).

6.3

Rare Ecological Communities

Plant communities are defined as units of vegetation with a relatively uniform plant species
composition and physical structure.
Western redcedar /three‐leaved foamflower Dry Maritime. This plant community includes
forested areas that are rich with moist moisture regime. Representative areas of this plant
community are found in Hume Park as well as Glenbrook Ravine. It is ranked as
Vulnerable/Imperiled (S2S3) in B.C. (BC CDC, 2014).
Western redcedar /swordfern Dry Maritime. This plant community includes forested areas that
are rich with fresh moisture regime. Representative areas of this plant community are found in
upper to mid slopes of Hume Park as well as Glenbrook Ravine. It is ranked as
Vulnerable/Imperiled (S2S3) in B.C. (BC CDC, 2014).
Lyngby's sedge Herbaceous Vegetation. This ecological community is widespread and locally
abundant in foreshore areas of the lower Fraser River, but it is also provincially rare and has
declined since development of the region began. It is ranked as Vulnerable (S3) in B.C. (BC CDC,
2014). It is the dominant plant community in many estuarine marshes (Figure 5).

Photo 22: Intertidal marsh on south shore of Queensborough
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Tufted hairgrass–Douglas' aster Herbaceous Vegetation. This ecological community is found in
higher intertidal marshes and may occur in Queensborough and the larger floodplain islands. It
is ranked as Vulnerable (S3) in B.C. (BC CDC, 2014).
Black cottonwood–red alder /salmonberry Forest is ranked as Vulnerable (S3) in B.C. (BC CDC,
2014), and was likely prevalent in many floodplains adjacent to the Fraser River before infilling,
and diking, infilling, and development. Poplar Island is representative of this ecological
community, and smaller patches occur on the floodplain islands. However, we considered the
black cottonwood riparian forest found along the Fraser River to be too narrow and too
disturbed (e.g., trails, invasive plants) to be considered a rare community.

26

CITY OF NEW WESTMINSTER – ECOLOGICAL
INVENTORY

Appendix A – Metro Vancouver Biodiversity Strategy Mapping (2006)
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Appendix B – Natural Area Inventory Plots

Figure 4. Plot locations in Hume Park
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Figure 5. Plots locations in Glenbrook Ravine and Queens Park
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Plot 1:
ECOLOGICAL CHARACTERISTICS
Soil Texture/Coarse
Soil Moisture/
Fragment Content
Soil Nutrient
Loamy sand
4/D
UNDERSTORY VEGETATION (60% cover)
>50%
26‐50%
Polystichum munitum

1‐5%
Streptopus amplexifolius
Vaccinum parvifolium
Aruncus dioicus
Gymnocarpium
dryopteris

Trace (+)
Urtica dioica ssp. gracilis

Humus Type/
Depth (cm)
Moder/3
11‐25%
Oemleria cerasiformis
Rubus spectablis
Acer circinatum
Invasive Species
Ilex aquifolium
Hedera helix

BEC Site Series
CWHdm 05
6‐10%

Impatiens parviflora

STAND CHARACTERISTICS
Canopy Layer
Species1 (% by
volume; + denotes
<10%)
Density (stems/ha)
Tree diameter at
breast height (cm)
Tree height (m)
Live crown ratio
Crown closure (%)

Dominant
Trees

Co‐Dominant
Trees

Intermediate
Trees

Suppressed
Trees

Fd100%

Mb60% Cw20%
Dr10% Hw10%

Dr20% Mb60%
Cw20%

Mb70% Cw20%
Dr10%

20

250

100

100

70

55

35

8

42
50

28
65

17
50

4
40

Regeneration

45

1

Species codes: Fd (Douglas‐fir), Hw (western hemlock), Cw (western redcedar), Act (black cottonwood), Mb (bigleaf
maple), Dr (red alder), Pr (bitter cherry), W (willow)
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Plot 2:
ECOLOGICAL CHARACTERISTICS
Soil Texture/Coarse
Soil Moisture/
Fragment Content
Soil Nutrient
Sandy loam
5‐6/D
UNDERSTORY VEGETATION (80% cover)
>50%
26‐50%
Rubus spectablis

1‐5%
Polystichum munitum
Aruncus dioicus
Athyrium filix‐femina

Humus Type/
Depth (cm)
Moder/3
11‐25%
Oemleria cerasiformis
Acer circinatum
Carex Sp.
Invasive Species
Ilex aquifolium
Hedera helix

Trace (+)

BEC Site Series
CWHdm 08 (floodplain)
6‐10%
Cornus stolonifera

Impatiens parviflora
Ranunculus repens
Sorbus aucuparia

STAND CHARACTERISTICS
Canopy Layer

Dominant
Trees

Species1

(% by volume;
+ denotes <10%)
Density (stems/ha)
Tree diameter at breast
height (cm)
Tree height (m)
Live crown ratio
Crown closure (%)

Co‐Dominant
Trees

Intermediate
Trees

Act100%

Act70% Dr30%

200

300

Suppressed
Trees
Dr60% Mb30%
Oak10%
300

50

35

10

38
60

17
50

6

Regeneration

60

1

Species codes: Fd (Douglas‐fir), Hw (western hemlock), Cw (western redcedar), Act (black cottonwood), Mb (bigleaf
maple), Dr (red alder), Pr (bitter cherry), W (willow)
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Plot 3:
ECOLOGICAL CHARACTERISTICS
Soil Texture/Coarse
Soil Moisture/
Fragment Content
Soil Nutrient
Loamy sand
4/D
UNDERSTORY VEGETATION (40% cover)
>50%
26‐50%

1‐5%
Athyrium filix‐femina
Aruncus dioicus
Mahonia nervosa

Humus Type/
Depth (cm)
Moder/4
11‐25%
Polystichum munitum
Acer circinatum
Oemleria cerasiformis
Invasive Species

Trace (+)

BEC Site Series
CWHdm 05
6‐10%
Rubus spectablis

Impatiens parviflora
Convolvulus arvensis
Sorbus aucuparia

STAND CHARACTERISTICS
Canopy Layer
Species1 (% by volume; +
denotes <10%)
Density (stems/ha)
Tree diameter at breast
height (cm)
Tree height (m)
Live crown ratio
Crown closure (%)

Dominant
Trees

Co‐Dominant
Trees
Mb20% Dr80%
Cw+%
350

Intermediate
Trees

100

Suppressed
Trees
Mb100%
Cw+%
500

35

25

4

28
60

20
50

5
70

Dr100%

Regeneration
Mb100%
100

50

1

Species codes: Fd (Douglas‐fir), Hw (western hemlock), Cw (western redcedar), Act (black cottonwood), Mb (bigleaf
maple), Dr (red alder), Pr (bitter cherry), W (willow)
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Plot 4:
ECOLOGICAL CHARACTERISTICS
Soil Texture/Coarse
Soil Moisture/
Fragment Content
Soil Nutrient
Sandy Loam
4/D
UNDERSTORY VEGETATION (50% cover)
>50%
26‐50%

1‐5%
Streptopus amplexifolius
Rubus spectablis

Humus Type/
Depth (cm)
Moder/3
11‐25%
Polystichum munitum
Oemleria cerasiformis
Invasive Species

Trace (+)

BEC Site Series
CWHdm 05
6‐10%

Impatiens parviflora
Sorbus aucuparia

STAND CHARACTERISTICS
Canopy Layer
Species1 (% by volume;
+ denotes <10%)
Density (stems/ha)
Tree diameter at breast
height (cm)
Tree height (m)
Live crown ratio
Crown closure (%)

Dominant
Trees

Co‐Dominant
Trees
Mb80% Dr2%
Hw+%
150

Intermediate
Trees
Mb70% Dr20%
Cw10%
100

Suppressed
Trees

Regeneration

Mb90% Cw+%

Mb100%

20

10

60

45

10

35
65

20
60

5

60

1

Species codes: Fd (Douglas‐fir), Hw (western hemlock), Cw (western redcedar), Act (black cottonwood), Mb (bigleaf
maple), Dr (red alder), Pr (bitter cherry), W (willow)
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Plot 5:
ECOLOGICAL CHARACTERISTICS
Soil Texture/Coarse
Soil Moisture/
Fragment Content
Soil Nutrient
Sandy Loam
4‐5/D
UNDERSTORY VEGETATION (75% cover)
>50%
26‐50%

Humus Type/
Depth (cm)
Moder/6
11‐25%
Rubus spectablis

BEC Site Series
CWHdm 05 (70%) 07(30%)
6‐10%
Polystichum munitum
Streptopus amplexifolius
Oemleria cerasiformis

1‐5%
Maianthemum dilatatum
Corylus cornuta
Athyrium filix‐femina
Blechnum spicant
Pteridium aquilinum

Trace (+)
Lysichiton americanus

Invasive Species

Aruncus dioicus

Sorbus aucuparia
Ilex aquifolium
Hedera helix
Rubus armeniacus
Prunus laurocerasus
Fallopia japonica

Impatiens parviflora

STAND CHARACTERISTICS
Canopy Layer
Species1

(% by volume;
+ denotes <10%)
Density (stems/ha)
Tree diameter at breast
height (cm)
Tree height (m)
Live crown ratio
Crown closure (%)

Dominant
Trees
Act60%
Fd40%
30

Co‐Dominant
Trees
Mb60% Dr20%
Cw20%
150

Intermediate
Trees
Mb70% Dr20%
Cw10%
100

Suppressed
Trees

80

60

30

5

40
70

32
60

25
50

5

Mb100%
30

Regeneration
Mb80%
Cw20%
10

40

1

Species codes: Fd (Douglas‐fir), Hw (western hemlock), Cw (western redcedar), Act (black cottonwood), Mb (bigleaf
maple), Dr (red alder), Pr (bitter cherry), W (willow)
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Plot 6:
ECOLOGICAL CHARACTERISTICS
Soil Texture/Coarse
Soil Moisture/
Fragment Content
Soil Nutrient
Sandy Loam
5‐6/D
UNDERSTORY VEGETATION (90% cover)

Humus Type/
Depth (cm)
Moder/5

>50%

11‐25%

26‐50%

BEC Site Series
CWHdm 08
6‐10%
Grass sp.
Rubus spectablis

1‐5%

Trace (+)

Invasive Species

Corylus cornuta

Rubus armeniacus (60%)

Urtica dioica ssp. gracilis

Fallopia japonica (30%)
Impatiens glandulifera
(5%)

This plot is located along the BC Hydro right‐of‐way and the riparian area of the Burnette River.

35

CITY OF NEW WESTMINSTER – ECOLOGICAL INVENTORY

Plot 7:
ECOLOGICAL CHARACTERISTICS
Soil Texture/Coarse
Soil Moisture/
Fragment Content
Soil Nutrient
Sandy Loam
4‐5/D
UNDERSTORY VEGETATION (70% cover)
>50%
26‐50%
Rubus spectablis
1‐5%
Trace (+)

Humus Type/
Depth (cm)
Moder/3
11‐25%
Oemleria cerasiformis
Invasive Species

BEC Site Series
CWHdm 05 (70%) 07(30%)
6‐10%

Hedera helix
Corylus cornuta
Athyrium filix‐femina
Polystichum munitum
Cornus stolonifera

Rubus armeniacus
Fallopia japonica

STAND CHARACTERISTICS
Canopy Layer
Species1 (% by volume;
+ denotes <10%)
Density (stems/ha)
Tree diameter at
breast height (cm)
Tree height (m)
Live crown ratio
Crown closure (%)

Dominant
Trees

150

Co‐Dominant
Trees
Mb60% Dr30%
Act20%
250

50

40

20

5

37
60

29
50

18
35

6

Act100%

Intermediate
Trees

Suppressed
Trees

Dr70% Mb30%

Dr50%Mb50%

200

30

Regeneration
Mb80%
Cw20%
10

50

1

Species codes: Fd (Douglas‐fir), Hw (western hemlock), Cw (western redcedar), Act (black cottonwood), Mb (bigleaf
maple), Dr (red alder), Pr (bitter cherry), W (willow)
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Plot 8:
ECOLOGICAL CHARACTERISTICS
Soil Texture/Coarse
Soil Moisture/
Fragment Content
Soil Nutrient

Humus Type/
Depth (cm)

BEC Site Series

Sandy Loam

Moder/4

CWHdm 05 (70%)
07(20%)12(10%)

4‐7/D

UNDERSTORY VEGETATION (70% cover)
>50%
26‐50%
Rubus spectablis
Oemleria cerasiformis
1‐5%
Trace (+)

11‐25%

6‐10%
Polystichum munitum
Acer circinatum

Invasive Species

Symphoricarpos albus

Hedera helix

Athyrium filix‐femina
Gymnocarpium
dryopteris
Blechnum spicant

Rubus armeniacus
Ilex aquifolium
Prunus laurocerasus

STAND CHARACTERISTICS
Canopy Layer
Species1 (% by volume; +
denotes <10%)
Density (stems/ha)
Tree diameter at breast
height (cm)
Tree height (m)
Live crown ratio
Crown closure (%)

Dominant
Trees

40

Co‐Dominant
Trees
Mb80%
Dr20%
100

90

60

15

5

45
60

30
50

18
40

8

Act100%

Intermediate
Trees

Suppressed
Trees

Mb70% Dr30%

Mb100%

250

150

Regeneration
Mb80%
Cw20%
10

35

1

Species codes: Fd (Douglas‐fir), Hw (western hemlock), Cw (western redcedar), Act (black cottonwood), Mb (bigleaf
maple), Dr (red alder), Pr (bitter cherry), W (willow)

37

CITY OF NEW WESTMINSTER – ECOLOGICAL INVENTORY

Plot 9:
ECOLOGICAL CHARACTERISTICS
Soil Texture/Coarse
Soil Moisture/
Fragment Content
Soil Nutrient
Sandy Loam
5‐6/D
UNDERSTORY VEGETATION (90% cover)
>50%
26‐50%
Rubus spectablis
1‐5%

Humus Type/
Depth (cm)
Moder/4
11‐25%
Oemleria cerasiformis
Invasive Species

Polystichum munitum

Trace (+)
Lysichiton americanus

Athyrium filix‐femina

Rhamnus purshiana

Rubus armeniacus

BEC Site Series
CWHdm 07(90%) 12(10%)
6‐10%
Gymnocarpium dryopteris
Cornus stolonifera

Hedera helix

Urtica dioica ssp. gracilis
Equisetum arvense
STAND CHARACTERISTICS
Canopy Layer
Species1 (% by volume;
+ denotes <10%)
Density (stems/ha)
Tree diameter at breast
height (cm)
Tree height (m)
Live crown ratio
Crown closure (%)

Dominant
Trees

Co‐Dominant
Trees
Dr50%
Mb50%
200

Intermediate
Trees

100

Suppressed
Trees
Dr70% Cs20%
Mb10%
50

35

20

5

28
60

15
40

6

Dr80%Mb20%

Regeneration

40

1

Species codes: Fd (Douglas‐fir), Hw (western hemlock), Cw (western redcedar), Act (black cottonwood), Mb (bigleaf
maple), Dr (red alder), Pr (bitter cherry), W (willow), Cs (cascara)
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Plot 10:
ECOLOGICAL CHARACTERISTICS
Soil Texture/Coarse
Soil Moisture/
Fragment Content
Soil Nutrient
Sandy Loam
5‐6/D
UNDERSTORY VEGETATION (70% cover)
>50%
26‐50%
Polystichum munitum

11‐25%
Oemleria cerasiformis

1‐5%

Invasive Species

Humus Type/
Depth (cm)
Moder/3

Trace (+)

Rubus parviflorus

BEC Site Series
CWHdm 05(70%) 07(30%)
6‐10%
Rubus spectablis
Geum macrophyllum
Acer circinatum

Hedera helix

Sambucus racemosa
Corylus cornuta
STAND CHARACTERISTICS
Canopy Layer
Species1 (% by volume; +
denotes <10%)
Density (stems/ha)
Tree diameter at breast
height (cm)
Tree height (m)
Live crown ratio
Crown closure (%)

Dominant
Trees

Co‐Dominant
Trees

Intermediate
Trees

Suppressed
Trees

Act100%

Mb100%

Mb90%Dr10%

Mb100%

10

250

200

40

45

25

5

27
60

18
40

7

Regeneration

65

1

Species codes: Fd (Douglas‐fir), Hw (western hemlock), Cw (western redcedar), Act (black cottonwood), Mb (bigleaf
maple), Dr (red alder), Pr (bitter cherry), W (willow), Cs (cascara)
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Plot 11:
ECOLOGICAL CHARACTERISTICS
Soil Texture/Coarse
Soil Moisture/
Fragment Content
Soil Nutrient
Sandy Loam
4‐5/D
UNDERSTORY VEGETATION (70% cover)
>50%
26‐50%
Polystichum munitum
Oemleria cerasiformis
1‐5%
Trace (+)

Humus Type/
Depth (cm)
Moder/3
11‐25%

BEC Site Series
CWHdm 05
6‐10%
Corylus cornuta

Invasive Species

Athyrium filix‐femina

Hedera helix

Sambucus racemosa

Rubus armeniacus

Streptopus amplexifolius

Lamium galeobdolon

Rubus parviflorus
STAND CHARACTERISTICS
Canopy Layer
Species1 (% by volume;
+ denotes <10%)
Density (stems/ha)
Tree diameter at breast
height (cm)
Tree height (m)
Live crown ratio
Crown closure (%)

Dominant
Trees

Co‐Dominant
Trees

Intermediate
Trees

Suppressed
Trees

Act100%

Mb100%

Mb100%Dr+%

Mb90%Hw10%

20

100

50

50

60

45

20

8

37
60

27
50

16
40

6

Regeneration

65

1

Species codes: Fd (Douglas‐fir), Hw (western hemlock), Cw (western redcedar), Act (black cottonwood), Mb (bigleaf
maple), Dr (red alder), Pr (bitter cherry), W (willow), Cs (cascara)

40

CITY OF NEW WESTMINSTER – ECOLOGICAL INVENTORY

Plot 12:
ECOLOGICAL CHARACTERISTICS
Soil Texture/Coarse
Soil Moisture/
Fragment Content
Soil Nutrient
Sandy Loam
4‐5/D
UNDERSTORY VEGETATION (70% cover)
>50%
26‐50%

1‐5%

Humus Type/
Depth (cm)
Moder/3
11‐25%
Oemleria cerasiformis

Trace (+)

BEC Site Series
CWHdm 05
6‐10%
Symphoricarpos albus
Rubus spectablis

Invasive Species

Polystichum munitum

Hedera helix

Equisetum arvense

Rubus armeniacus

Rubus parviflorus

Clematris
Convulvulus arvensis
daphne laureola
Tanacetum vulgare

STAND CHARACTERISTICS
Canopy Layer
Species1 (% by volume;
+ denotes <10%)
Density (stems/ha)
Tree diameter at breast
height (cm)
Tree height (m)
Live crown ratio
Crown closure (%)

Dominant
Trees

Co‐Dominant
Trees

Suppressed
Trees

150

Intermediate
Trees
Mb80%Dr20%
Fd+%
50

Act100%

Mb90%Dr10%

50
60

45

25

8

38
60

32
60

15
40

7

Regeneration

Mb100%
40

50

1

Species codes: Fd (Douglas‐fir), Hw (western hemlock), Cw (western redcedar), Act (black cottonwood), Mb (bigleaf
maple), Dr (red alder), Pr (bitter cherry), W (willow), Cs (cascara)
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Plot 13:
ECOLOGICAL CHARACTERISTICS
Soil Texture/Coarse
Soil Moisture/
Fragment Content
Soil Nutrient
Sandy Loam
5/D
UNDERSTORY VEGETATION (5% cover)
>50%
26‐50%
1‐5%

Humus Type/
Depth (cm)
Moder/4
11‐25%

Trace (+)
Streptopus amplexifolius

Polystichum munitum
Sambucus racemosa

BEC Site Series
CWHdm 05
6‐10%

Invasive Species
Hedera helix

Maianthemum dilatatum
Corylus cornuta

Acer circinatum

Vaccinium parvifolium
Mahonia nervosa
STAND CHARACTERISTICS
Canopy Layer
Species1 (% by
volume; + denotes
<10%)
Density (stems/ha)
Tree diameter at
breast height (cm)
Tree height (m)
Live crown ratio
Crown closure (%)

Dominant
Trees

Co‐Dominant
Trees

Intermediate
Trees

Suppressed Trees

Fd90%Cw10%

Fd60%Cw40%

Hw40%Cw30%
Fd30%

200

150

5

70

50

12

42
70

32
70

12

Regeneration

45

1

Species codes: Fd (Douglas‐fir), Hw (western hemlock), Cw (western redcedar), Act (black cottonwood), Mb (bigleaf
maple), Dr (red alder), Pr (bitter cherry), W (willow), Cs (cascara)
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Appendix C – Description of Habitat Types
Forest
No old growth forests exist in the City. All trees are second growth of varying ages that
established following forest harvesting and subsequent land clearing.
Evergreen
Stands dominated by >80% conifer tree species.
Mixed Evergreen Deciduous
Stands dominated by a mix of conifer and deciduous tree species, neither of which composes
more than 80% of the stand.
Deciduous
Stands dominated by >80% deciduous tree species.
Mature Forest (>60 yrs)
This habitat type includes trees older than 60 yrs. In the City, this includes mostly conifer trees
that regenerated following tree harvesting at the turn of the century and have been retained
within park areas.
Young Forest (10‐60 yrs)
Most forest stands in the City are considered young. Young forests are relatively even‐aged,
moderately dense, and have a low structural diversity. These areas consist of mostly pioneer
deciduous species.
Regen/Sapling (<10‐60 yrs)
These include areas that have been recently cleared and are regenerating with tree species.
These are found mostly along linear right‐of‐ways that are cut periodically.

Aquatic Communities
Freshwater aquatic communities include areas with flowing water (rivers), areas of open water
(lakes, ponds), and areas where standing water occurs at or near the soil surface for all or part of
the year (wetlands). Vegetation in these areas is characterized by hydrophilic plant species (i.e.
plants tolerant of water saturated conditions).
Stream/Fraser River/Brunette River
A stream is a defined channel of flowing water. They can be part of natural or constructed
drainage systems, and are often fed by smaller tributaries. Smaller streams are sometimes
referred to as creeks. The two primary watercourses in the City include the Fraser River and the
Brunette River. These are classified as follows:




Red – Rearing habitat that is accessible to fish;
Yellow – Inaccessible to fish but providing important food and nutrients;
Green – Not fish habitat.
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Ditch
These include watercourses that were constructed to manage waterflow. Some of these provide
fish habitat or food and nutrients for downstream fish habitat. Most of the constructed ditches
are found on Queensborough Island.
Lake/Pond
A lake is defined as a large body of open water surrounded by land. Ponds are sometimes
differentiated from lakes on the basis of size and depth, although there is no consistent
definition. Generally, ponds may be considered smaller and/or shallower.
Wetland
Wetlands include areas of fluctuating and/or standing water at or near the soil surface.
Saturated conditions influence soil development and support specialized plant species that are
adapted to these conditions. Wetlands are sub‐classified as marshes, swamps, fens and bogs.

Shrub and Herb Communities
Herbaceous and grass
These habitat types represent an early stage of ecological succession. They generally develop
following recent forest clearing or are maintained in this vegetative state either because of
environmental conditions (e.g. growing substrate, high water table) or by human activities.
Vegetation in these habitats is dominated by grass and herbs; forest cover is generally less than
10%.
Shrub
Characteristic vegetation for this habitat type includes woody shrubs and short trees (<5 m tall).
Due to increased sun exposure, these open areas are often dominated by invasive shrubs such
as Himalayan blackberry.
Developed
Developed areas are highly influenced by human activity for residential, commercial,
institutional, and industrial uses. These include areas that provide plant communities of
significant size to provide habitat. Tree and plant species are not all native and area managed to
a particular condition.
Urban Trees
These areas include rows and small patches of trees that area found within the urban matrix.
Urban trees are found on large private lots as well as parks that are landscaped and maintained.
The understory associated with these trees is often maintained (turf or garden).
Managed Grass
These areas are maintained and irrigated as turf grass. Grass condition can be manicured turf for
golf courses, cemeteries, private yards, parks and sports fields. It also includes grass that is
mowed but not maintained such as undeveloped lots, road right of ways and boulevards.
Garden
These include maintained landscape areas. Mostly these include areas associated with City
parks. Most residential gardens are too small in size to be inventoried.
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THE BRUNETTE RIVER MASTER PLAN

Flowing southeast from Burnaby Lake to the Fraser River, the Brunette River provides a critical ecological linkage
for many of the highest‐value riparian systems found within Metro Vancouver. Sited within a large and complex
urban area, and crossing through multiple jurisdictions – including Vancouver, Burnaby, Port Moody, Coquitlam
and New Westminster ‐ the river’s watershed contains major growth centres, dense industrial and residential
areas, major transportation and infrastructure corridors, and a population over 175,000 people.
Recognized as an important site for green infrastructure and biodiversity within Metro Vancouver (Biodiversity
Strategy, 2001‐2006; regional Sensitive Ecosystem Inventory, 2010‐2012) over 20% of the watershed currently
exists as protected park, water bodies, wetlands or undeveloped green space (Brunette Basin Watershed Plan,
2001). Further protection and enhancement of the Brunette River system will require cooperation across
communities, governments and other stakeholders. In particular, the lower reaches of the Brunette River form a
physical boundary between New Westminster and the City of Coquitlam, highlighting the need fo cross‐
jurisdictional management coordination.
Flowing towards its outlet at the Fraser River, the natural state of the river’s riparian edges within New
Westminster become more disturbed and impacted by industrial development. As efforts are made towards
restoring and protecting important habitat within this urban context, opportunities are also available to implement
regional goals for a greenway extending from Burnaby Lake to the Fraser River.
Recognizing Metro Vancouver’s goal to ‘protect and enhance the integrity of the aquatic and terrestrial
ecosystems, and the human populations they support in a manner that accommodates growth and development’
(Brunette Basin Watershed Plan, 2001), the City of New Westminster has developed this Master Plan as an
effective, transparent and biophysically appropriate tool to guide land use planning, protection and enhancement
of this critical river corridor.
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Glossary of Terms
Biodiversity: is defined broadly as the variability
of life on earth and the ecological processes that
support it.
Bioswale: is a constructed stormwater
management drainage feature characterized by
the use of plant material filter the flow of runoff.
High Water Mark (HWM): is the visible mark of a
stream where the presence and action of the
water are so common and usual, and so long
continued in all ordinary years, as to mark on the
soil of the bed of the stream a character distinct
from that of its banks, in vegetation, as well as in
the nature of the soil itself, and include the
active floodplain (British Columbia Riparian
Areas Regulation Assessment Methods).
Infiltration gallery: is a stormwater management
drainage feature designed to collect and convey
stormwater to soil‐based storage (aquifer).
Large Woody Debris (LWD): a larger tree trunk
that has fallen (may also be called downed
wood). These features provide shelter, feeding
sites, and movement pathways for wildlife.
Pollinator garden: a garden specifically designed
and planted with flowers that provide nectar or
pollen to support a range of pollinating insects,
such as hoverflies, bees, beetles, wasps,
butterflies and moths.
Riparian Areas Regulation (RAR) assessment:
means a report prepared in accordance with the
assessment methods to assess the potential
impact of a proposed development in a riparian
assessment area and which is certified for the
purposes of this regulation by a qualified
environmental professional.
Standing Wildlife Trees (SWT): dead wildlife
trees installed at variable spacing, providing
important habitat for birds, mammals,
amphibians and other organisms.

Stormwater pond: a body of water that collects
and stores urban stormwater runoff. These
ponds are designed to mimic the ecological
function of naturally occurring ponds or
wetlands to manage water quality and prevent
downstream flooding.
Streamside Protection and Enhancement Area
(SPEA): an area a) adjacent to a stream that links
aquatic to terrestrial ecosystems and includes
both existing and potential riparian vegetation,
and existing and potential adjacent upland
vegetation that exerts an influence on the
stream and, b) the size of which is determined
according to this regulation on the basis of an
assessment report provided by a qualified
environmental professional in respect of a
development proposal (British Columbia Riparian
Areas Regulation Assessment Methods).
Top of Bank (ToB): means a) the point closest to
the boundary of an active floodplain of a stream
where a break in the slope of land occurs such
that the grade beyond the break is flatter than
3:1 at any point for a minimum distance of 15
meters measured perpendicularly from the
break, and, b) for a floodplain area not contained
in a ravine, the edge of the active floodplain of a
stream where the slope of the land beyond the
edge is flatter than 3:1 at any point for a
minimum distance of 15 meters measured
perpendicularly from the edge (British Columbia
Riparian Areas Regulation Assessment Methods).
Urban forest: all of the publicly and privately
owned trees and supporting vegetation in an
urban area.
Wildlife corridors: a link of wildlife habitat,
generally native vegetation, which joins two or
more larger areas of similar wildlife habitat.
Corridors are critical for the maintenance of
ecological processes including allowing for the
movement of animals and the continuation of
viable populations

.
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Key Policy Considerations
The Brunette River Master Plan is guided by, and is consistent with, local and regional government plans
and strategies. Key policy documents are listed below:

Metro Vancouver Key Policies
Brunette Basin Watershed Plan (2001) | a multi‐stakeholder, consensus‐based watershed planning
project undertaken as part of the Greater Vancouver Regional District’s liquid waste management
planning, aimed at managing natural resources and uses within the Brunette Watershed.
Burrard Peninsula/Richmond Sector Recreational Greenway Plan (2003) | a sub‐regional plan developed
to refine and implement the Region’s green zone policies contained in the Livable Regional Strategic Plan.
Biodiversity Strategy (2001‐2006) | a strategy to assess the status of biodiversity in the region and
develop coordinated strategies, culminating in an action plan to conserve biodiversity.
Regional Sensitive Ecosystem Inventory (2010 – 2012) | an inventory of ecologically fragile, rare or at‐risk
ecosystems within in Metro Vancouver and Abbottsford.
Ecological Health Action Plan (2011) | provides a directive for incorporating strategies in support
ecological health into regional plans and objectives, and proposes short‐term projects to enhance
ecosystem services in the region, including advancing regional green infrastructure and supporting salmon
habitat.

Restoration work in the Brunette River corridor:
Enhancement of the Brunette River is supported by Metro Vancouver’s Ecological Health Action Plan (EHAP),
in partnership with the City of New Westminster. Specific initiatives include development of the Brunette
Fraser Greenway as part of a regional transportation corridor, and the improvement of salmon habitat in the
Lower Brunette River (downstream of North Road to the river’s mouth at the Fraser). Conceptual habitat
enhancement designs have been prepared, and restoration work in the Brunette River has been conducted
by stakeholders, including the Sapperton Fish & Game Club since 1969, to protect environmental values,
including endangered species and salmonids.
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New Westminster Key Policies
Official Community Plan (2011) | providing broad objectives and policies for the community’s land use
and servicing, the plan offers guidance for parks, conservation areas, and environmental protection, as
well as specific directives to preserve and enhance the Brunette River Foreshore as a natural habitat and
provide opportunities for public access and viewpoints through the Brunette Creek Corridor Development
Permit Area.
Brunette Creek Neighbourhood Plan (2002) | establishes the goals and recommendations for land uses
within the Brunette Creek neighbourhood. The need to balance land use and habitat protection is
highlighted within the Plan, along with a directive to adopt Provincial Streamside Protection Regulation.
Brunette Creek Neighbourhood Plan Environmental Review (2001) | The Brunette Creek Neighbourhood
Plan is supported by an Environmental Review, with stated objectives of:
 addressing soil contamination issues;
 improving fish habitat and protecting water quality in the Brunette River; and
 floodplain management.
Envision 2032 – Sustainability Framework (2013) | the integrated plan applies a sustainability lens to
guide and inform future plans, policies, projects and practices.
Ecological Inventory | the ecological inventory provides mapping and assessment of natural areas and
significant ecological features across the city.
Urban Forest Management Strategy (2016) |at draft stage, the Strategy will establish a vision and
priorities to protect and enhance New Westminster’s urban forest. The community‐supported vision for
the urban forest will be achieved over a 20‐year timeframe. General goals of the Urban Forest
Management Strategy include:
 Protecting New Westminster’s urban forest and its benefits to the community;
 Enhancing all aspects of the urban forest and its management within New Westminster; and
 Engaging all community stakeholders involving issues related to urban forest management.
Parks and Recreation Comprehensive Plan (2008) | a comprehensive plan to maintain the city’s parks,
recreational and heritage assets with recommendations for park and recreational facility acquisition,
management and maintenance applicable to the Brunette River corridor.
Trail and Greenway Master Plan (1999) | provides a conceptual framework for the design and
development of a city‐wide trail system.
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Master Plan Objectives
To guide a balanced approach to land use planning, protection and enhancement of the Brunette River
corridor, this Master Plan outlines the intent of the Brunette River Master Plan Development Permit Area,
with specific management zones, targeting the following objectives:
 Geotechnical Hazard Mitigation : Mitigate geotechnical hazards along the banks of the Brunette
River
 Stormwater Management : Improve hydrological function, reduce erosion and control run‐off
through stormwater management
 Habitat Protection and Enhancement : Provide habitat protection and enhancement within the
Brunette River corridor
 Contaminated Site Management : Minimize risk to people, wildlife and pets as a result of
contaminated sites
 Urban Forest Management : Enhance New Westminster’s urban forest and green infrastructure
network
 Recreation Planning, Education and Interpretation : Provide for recreation planning, education
and interpretation within publically accessible areas, and promote conservation and climate
awareness
 Managing the Development Interface : Manage development interface to ensure protection of
adjacent environmental values while acknowledging existing land values, land use entitlements
and associated economic objectives
These objectives ensure more complete development applications, guide professional team composition,
facilitate more comprehensive designs, leading to more sustainable built form and ultimately adding value
to the relationship between the natural and built environment along the river corridor.

GEOTECHNICAL HAZARD (slope stability)
In the case of steep slopes along the bank of the Brunette River corridor, geotechnical stability must be
maintained. To protect the integrity of the slope, a generalized geotechnical setback of 5m from the Top
of Bank or 3:1 from the Toe of Slope, whichever is greater, is used.
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STORMWATER MANAGEMENT (water quality, erosion control and flood protection)
Pending completion of a city‐wide stormwater management plan, management of stormwater within the
Brunette River corridor shall:






Safeguard human life and property from flood and erosion damage
Preserve watershed ecological health while allowing development to proceed
Employ green infrastructure by utilizing innovative Best Management Practices for rainwater
management
Conserve ecological integrity by protecting both significant aquatic species and habitats
Develop cost effective solutions (capital, operation and maintenance)

HABITAT PROTECTION AND ENHANCEMENT (connectivity, quality and diversity)
The City of New Westminster has adopted Provincial guidelines for Riparian Area Regulations (RAR), and
as a result, all land use planning and development within the city must comply with the Streamside
Protection and Enhancement Area (SPEA) established through RAR. Methods for determining the SPEA
were developed through a scientifically defensible method aimed at protecting fish habitat, and the
ecological integrity and function of riparian areas. Two assessment options are available to determine the
required SPEA:
SIMPLE ASSESSMENT METHOD
The Simple Assessment Method considers whether the stream is fish‐bearing, the nature of
stream flows and the status of streamside vegetation.
DETAILED ASSESSMENT METHOD
The Detailed Assessment requires an evaluation of stream width, reach breaks, potential
vegetation type and channel type, and applies the provincially established formulas to determine
SPEA width, along with associated measures to protect the integrity of the SPEA.
While maintaining healthy aquatic and riparian habitat is a primary goal of RAR, streamside setbacks
provide the additional value of helping to protect wildlife passage and habitat for species at risk,
encouraging urban forest cover, and fostering opportunities for recreational use. Where the SPEA does
not include protection of a minimum functional corridor width (5m) on gentle terrain (~5% slope),
additional setbacks may be requested to facilitate wildlife movement.
In instances where application of the SPEA causes the property owner undue hardship, the property
owner may seek a variance to the SPEA. Requests for a variance will require an Assessment Report and
Letter of Advice prepared by a Qualified Environmental Professional (QEP) outlining the request and
rationale for the variance.
Situations where application of the SPEA still allows some uses of the land, even if those uses are
unsatisfactory or less economical to the landowner – will not be considered to have undue hardship. At
the subdivision or rezoning stage, a loss of development potential will not be considered undue hardship.
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CONTAMINATED SITES (identification and remediation)
The majority of the land within the Brunette River corridor is zoned for industrial uses – and within that,
the majority is classed as heavy industry. As sites are redeveloped, reclamation of former industrial sites is
crucial to restoring river and riparian ecological health. Provincial Contaminated Sites Regulation applies
to the entirety of the corridor.

URBAN FOREST MANAGEMENT (canopy coverage and carbon sequestration)
Through its Draft Urban Forest Management Strategy (UFMS), the City has targeted a 9% increase in
urban forest canopy cover for all publicly and privately owned trees and supporting vegetation within its
boundaries. Compared with alternative capital investments, increased urban forest cover is relatively
straightforward and cost effective, and carries a range of associated benefits: social, environmental and
economic.
The Brunette River Master Plan provides an opportunity to protect and enhance the urban forest within
the riparian zone and, as a result, contribute to:







Carbon sequestration
Reduced stormwater run‐off and erosion
Increased wildlife habitat
Climate management and heat island mitigation
Improved aesthetics and psychological well‐being
Improved air quality

RECREATION PLANNING, EDUCATION AND INTERPRETATION (parks and trails,
community engagement, and promotion of conservation/climate awareness)
As the city continues to grow and densify, putting pressure on well‐used and well‐loved parks, trails and
recreation facilities, the Brunette River Master Plan provides an opportunity to address many of the City’s
recreational objectives, as outlined within the 2008 Parks and Recreation Comprehensive Plan, including:









Maintaining the current ratio of 2.04ha park/1000 people
Completing Hume Park Perimeter Trail
Improving universal access to, and within parks
Completing trail linkages within the city, and to other municipalities
Providing opportunities for new community gardens
Exploring concepts for naturalized play spaces for children
Introducing public art into parks
Consider programming opportunities for passive recreation, such as boardgames, tai chi and
stretching, or the integration of disc golf or off‐leash dog areas
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The physical extents, programming and design of recreational uses, trail development and park dedication
should be considered in light of adjacent land uses and in consultation with adjacent land owners.
Beyond the recreational (experiential) value of linear parks, interpretive signage along the Brunette River
corridor provides an opportunity to reinforce the rationale, goals and objectives of the Brunette River
Master Plan while revealing more specific values and functions of the riparian edge along its length.
Signage should also reflect the history of the Brunette River corridor, its context within an urbanizing
watershed, and its changing use over time.
In addition to educational and interpretive signage, community stewardship projects and interpretive
programs provide opportunities for more dynamic involvement of citizens with benefits reaching beyond
social engagement to greater mental and physical well being associated with volunteerism. Furthermore,
volunteer programs can further support restoration efforts and offset maintenance costs to the City.

DEVELOPMENT FORM AND CHARACTER (Design and construction of buildings,
structures and landscaping)
Ecosystem management relates not only to active natural and habitat areas, but requires careful
consideration and integration of adjacent development and land uses. Through thoughtful design at the
outer edges of the DPA and beyond, habitat quality, stormwater function and hazard mitigation objectives
are better supported within the DPA.
Within the Development Permit Area, buildings and structures are only permitted within specific
Management Zones as a means to protect sensitive natural areas and guide the transition between
natural areas and more intensive land uses.

8

Master Plan Structure – DPA, Management Zones, River Reaches and Guidelines
The Brunette River Master Plan sets out guidelines and management strategies to achieve these through
a defined Brunette River Development Permit Area (DPA), organized according to individual management
zones identified across individual reaches (defined by biophysical characteristics and consideration of
current and future land use). The definition of management zones within each reach may vary drastically
according to different biophysical conditions, constraints and opportunities (including considerations for
existing a future land use). Refer to “BRUNETTE RIVER MASTERPLAN Development Permit Area River
Reaches and Cross Section Reference Plan” for a visual reference. The following paragraphs introduce the
organizing structure of the Master Plan; design considerations and management objectives for individual
reaches are described in greater detail in the following sections.

THE BRUNETTE RIVER DEVELOPMENT PERMIT AREA (DPA)
In support of a comprehensive approach to protect and enhance the riparian corridor, the Master Plan
recommends establishing a Brunette River Development Permit Area (DPA) for the area below top of
bank (including all area within the active stream channel) and extending to 50m beyond the surveyed Top
of Bank.
The DPA is intended to establish a consistent approach to the programming, design and management of
the riparian environment while addressing management objectives and recommendations in
consideration of existing conditions and desired outcomes. Development applications for Building Permit
and/or Subdivision within the Brunette River DPA require conformance with the guidelines outlined in
Section 2.

MANAGEMENT ZONES
Within the DPA, four landscape zones are identified to guide ecosystem management and restoration,
landscape programming and design:




The Naturalized Zone – measured from the active river channel to 5m or 10m* above/beyond the
Top of Bank ‐ supports biodiversity, allows for wildlife movement and protects slope stability. Split
rail fencing should be used to identify the naturalized zone, and to protect the integrity of the
ecosystem from encroachment by humans and pets. Minimal recreational trail connections and/or
river crossings are permitted where boardwalks and railings are used to limit impact.
*Where the potential for wildlife corridors exist below ToB (defined as a 10m corridor with slope
<3:1), the minimum 5m Naturalized Zone is permitted. Where no corridor exists, the Naturalized Zone
measures 10m from ToB.
The Transition Zone – measured as a minimum 5m, and desirably 10m, where feasible, beyond the
boundary of the Naturalized Zone ‐ allows for a more gradual landscape transition from the
Naturalized Zone (fenced/protected edge) towards the amenity programming of the Activity/Urban
Improvement Zone (permitting more intensive programming and design intervention). The
Transition Zone accommodates habitat (edge) improvements, including the placement of coarse
woody debris, raptor perches, and landscape plantings selected for both habitat (food/structure)
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values and aesthetic quality. The Transition Zone also permits the Brunette‐Fraser Regional
Greenway pedestrian/cycle corridor and associated resting areas or viewpoints.
The Activity Zone – measured as a maximum of 20m located between the Transition Zone and the
Urban Improvement Zone – allows for more intensive landscape programming in support of adjacent
land use objectives, including recreational programming, stormwater management and habitat
enhancement (e.g. pollinator gardens). The Brunette‐Fraser Greenway pedestrian corridor is
permitted within this zone. Where residential uses are proposed, naturalized playscapes and
community gardens are encouraged, subject to contaminated sites remediation. Where permitted,
non‐invasive vegetation, such as gardens and ornamental plants, may be planted in containers
designed to complement the natural environment.
The Urban Improvement Zone – measured as a maximum 20m along the outermost extents of the
DPA (opposite the active river channel) – permits permanent structures (building program) within the
Brunette River DPA, subject to architectural design guidelines (in support of DPA objectives).

The following table provides a general outline of the features and permitted uses identified within each
Management Zone

Table 1 ‐ Example Features, Permitted Uses and Management Zones
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RIVER REACHES
Individual reaches, defined by biophysical characteristics and current/future land use considerations are
identified as follows (refer to Figure 1 – Brunette River Masterplan | Development Permit Area and River
Reaches):
1.

Hume Reach | extending from the Columbia Street overpass to the eastern property boundary of
Hume Park – the reach condition is defined by the extensive floodplain adjacent the south bank and
located within Hume Park, riffle‐glide stream features and availability of in‐stream cover habitat.
o Opportunities : environmental values protected as park land, relatively intact
ecosystem, existing trails, public access
o Constraints : active flood plain, active park programming

2.

Sapperton Reach1 | extending 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 in‐stream
cover habitat.
o Opportunities : ecosystem restoration, improvements to the Central Valley Greenway
connection, redevelopment of industrial warehouse site, restoration of natural
hydrology, development of new recreational amenities
o Constraints : development encroachment into the riparian zone, invasive species,
environmental degradation

3.

Braid Reach2 | extending from the approximate location of the skytrain overpass to the Braid Street
bridge within the industrial lands – the reach condition is defined by wider riparian vegetation (10‐
60m) adjacent a more channelized run with little cover and instream features.
o Opportunities : redevelopment of industrial uses within riparian zone, restoration of
natural ecosystem, connection to the Brunette‐Fraser Greenway, regional Sky Train
connection
o Constraints : impact from heavy industry, high potential for contaminated soils, timeline
for redevelopment unknown

1

identified as “Section 4” within the Brunette Creek Neighbourhood Planning Study Environmental Review (prepared by
Gartner Lee Limited, 2001)

2

identified as “Section 3” within the Brunette Creek Neighbourhood Planning Study Environmental Review (prepared by
Gartner Lee Limited, 2001)
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Canfor Reach3 | extending from the Braid Street bridge within the industrial lands to confluence with the Fraser
River – the reach condition is defined by the severely channelized stream channel, little cover or instream features
and narrow (5‐20m) riparian vegetation.



Opportunities : redevelopment of industrial uses within riparian zone, restoration of
natural ecosystem, connection to the Central Valley Greenway, regional Skytrain
connection
Constraints : impact from heavy industry, high potential for contaminated soils, timeline
for redevelopment unknown

Specific management recommendations are developed to address the more specific, local conditions and
context of individual reaches.

3

identified as “Sections 1, 2 and 5” within the Brunette Creek Neighbourhood Planning Study Environmental Review (prepared
by Gartner Lee Limited, 2001)
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BRUNETTE RIVER MASTER PLAN ‐ DEVELOPMENT PERMIT GUIDELINES

The authority for local governments to establish DPAs is set out in the Local Government Act (LGA), Sections 488
and 490. Specifically developed in accordance with the Brunette River Master Plan, and incorporating
recommendations from City Staff and technical consultants, the Development Permit Guidelines are applicable to
all Building Permit applications within Brunette River DPA. As established by the LGA, the purpose of the DPA
Guidelines may be to:
1.
2.
3.
4.
5.

6.

protect development from hazardous conditions;
protect agricultural land;
protect the natural environment, its ecosystems and biological diversity;
revitalize an area in which a commercial use is permitted;
establish objectives for the form and character of intensive residential development, and/or to
establish objectives for the form and character of commercial, industrial or multi‐family residential
development; and,
establish objectives to promote energy conservation, water conservation, and reduce greenhouse
gases.

BRUNETTE RIVER DEVELOPMENT PERMIT AREA
The Brunette River Master Plan Development Permit Area (DPA), as identified in Figure 1 – Brunette River
Masterplan | Development Permit Area and River Reaches, is measured 50m from Top of Bank and is
designated in order to provide an effective, transparent and biophysically appropriate guide to land use
planning, protection and enhancement of the Brunette River corridor.
A relaxation the DPA guidelines may be granted where undue hardship is demonstrated, or where a design
concept meets the overall intent of the masterplan but not specific guidelines.

OBJECTIVES
The Brunette River Master Plan Development Permit Area Guidelines reflect best practices in support of the
following the following objectives:








Mitigate geotechnical hazards along the banks of the Brunette River
Improve hydrological function, reduce erosion and control run‐off through stormwater management
Provide habitat protection and enhancement within the Brunette River corridor
Ensure contaminated site management
Enhance New Westminster’s urban forest and green infrastructure network
Provide for recreation planning, education and interpretation within publically accessible areas
Manage Development Interface to ensure protection of adjacent environmental values.
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GUIDELINES
The following guidelines apply to areas designated within the Brunette River Development Permit Area
(DPA). Specific activities and improvements are identified within 4 individual management zones:





The Naturalized Zone – measured 5m or 10m* above/beyond the Top of Bank
The Transition Zone – measured as a minimum 5m beyond the boundary of the Naturalized Zone
The Activity Zone – measured as a maximum of 20m located between the Transition Zone and
the Development Zone
The Urban Improvement Zone – measured as a maximum 20m along the outermost extents of
the DPA (opposite the active river channel)

Geotechnical Hazard
RAR requires consideration for various measures that protect the integrity of the SPEA. In the case of
steep slopes along the bank of the Brunette River corridor, geotechnical stability must be maintained to
ensure no slope instabilities impact the SPEA.
Geotechnical Setback | Conform to the generalized Geotechnical Setback of 5m from the Top of Bank or
3:1 from the Toe of Slope, whichever is greater. The generalized setback can be varied upon completion of
a site specific detailed assessment by a Professional Geotechnical Engineer.
Bank Stabilization | Where steep/unstable slopes occur, additional stabilization measures may be
required as per the recommendation of a Geotechnical Engineer; where stabilization is impractical, an
additional setback area of 5 ‐10m may be required.
Forest restoration | Restore natural forest as a means to stabilize the bank, slow stormwater runoff and
reduce erosion.

Stormwater Management
Redevelopment near the Brunette River proves an opportunity to restore hydrological function to heavily
manipulated landscapes and mitigate geotechnical or flood hazard within the riparian area. Towards this
end, DPA objectives including controlling stormwater quality, erosion and flood protection within the
Brunette River corridor:
Permeable Surfaces | Design all development and hardscaping to minimize impermeable surfaces.
Where use of impermeable materials cannot be avoided, all run‐off should be directed towards
stormwater management infrastructure (infiltration galleries, bioswales, stormwater ponds etc).
Low Impact Design | Low Impact Development techniques should be used to minimize stormwater
runoff. All run‐off should be directed towards low impact (green) stormwater management infrastructure,
such as infiltration galleries, bioswales, stormwater ponds etc. Reducing, slowing and cleaning stormwater
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discharges naturally improves both ecological and economic outcomes compared with using piped
systems.
Stormwater Facilities | Where appropriate, incorporate stormwater management facilities to control
volume, rates and quality of stormwater run‐off into the Brunette River, while creating landscape
features, where approved by a geotechnical engineer. Appropriate plantings should be selected for
functionality, low maintenance and considered in light of habitat enhancement objectives.
Hydrological Function | Restore pre‐development hydrological function and ensure new development
addresses stormwater quantity, quality, reuse and infiltration. Stormwater should be captured as close to
where it falls as practical, and concentrated run‐off should be avoided.
Integrated Stormwater Management Planning | Implement the City of New Westminster’s Integrated
Stormwater Management Plan (ISMP) policy and design guidelines within site programming and design.

Habitat Protection and Enhancement
Based on RAR methodology, the following objectives provide more detailed guidance for habitat
protection and enhancement.
Environmental Assessment | Require a study by a Qualified Environmental Professional (QEP) to identify
sensitive habitats or species at risk, and mitigation measures, prior to any development within the DPA.
Habitat Diversity | Consider appropriate habitat enhancement measures – including but not limited to:
understory enhancement and/or pollinator plantings, wildlife trees and Large Woody Debris (LWD),
nesting boxes, and/or raptor perches – according to objectives of each Management Zone. Habitat
enhancement is focused within the Naturalized Zone, and supported throughout adjacent Zones.
Invasive Plant Species Management | Remove invasive plant species that dominate large tracts of the
Brunette River Corridor, primarily represented by Himalayan blackberry and Japanese knotweed. Treat
Japanese Knotweed by stem injection using Glyphosate. Dig out all blackberry at the root, and replant a
dense forest to help shade out any regrowth of invasive species. Remove all English Ivy and inpatients by
hand.
Tree Planting | Replant all areas treated for invasive species with a mix of native tree species. Densities
should target 400‐800 stems/ha within the Naturalized Zone, and include both native conifer and
deciduous species. Tree Planting plans must consider urban forest management objectives. Tree planning
within the Transition, Activity and Urban Improvement Zones should be appropriate to the objectives
within each respective zone.
Large Woody Debris | Within the Naturalized and Transition Zones, retain and reintroduce large tree
trunks that have fallen, often called downed or coarse wood, that provide shelter, feeding sites, and
movement pathways for wildlife. These large trees also act as nurse logs for plants, add organic matter
and nutrients to the soil, and help to stabilize slopes, reduce erosion, and control sediment runoff.
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Standing Wildlife Trees | Install planted wildlife trees or standing trees within the Naturalized and
Transition Zones where opportunities present, as important habitat features for birds, mammals,
amphibians and other organisms. Wildlife trees provide forage, roosting and nesting sites for a diversity of
bird species, as well as providing a source of organic nutrient inputs. The following recommendations
provide direction on installation of wildlife trees:
 Large conifers tend to decay less quickly than deciduous trees; however, a variety of species
should be used to provide a range of micro‐habitats;
 One third to one half the length of a wildlife tree should be buried to ensure stability;
 Trees should be placed leaning away from structures and people.
 Logs should be a minimum of 40 cm in diameter and 6 m long; and
 Wildlife trees should be installed at variable spacing (single trees no closer than 10 metres apart)
and in clusters (several trees grouped together).
Raptor Perches and Nest Sites | Install raptor perches along the forest edge and in habitat islands within
the Naturalized and Transition Zones, at heights that exceed the natural canopy height (30‐40m). Raptors
have a preference for perching above hunting areas; open spaces, meadow habitat and wetland areas
provide good habitat for prey. Perches can be metal or wood poles with a perch/nesting structure at the
top.
Wildlife Corridors | Protect wildlife corridors within the Naturalized Zone, in addition to the legislated
RAR setback which focuses on protecting fish and fish habitat. The minimum natural area setback for
functional wildlife movement is 30m, but ideally it is 50 – 100m. Accommodate wildlife movement within
the Naturalized Zone where the active flood plain is wide and flat. Otherwise, a wildlife corridor of 15m is
measured from the top of bank.
Species at Risk | Identify species at risk and develop habitat protection and enhancement strategies in
conjunction with a Registered Professional Biologist (RPBio) in light of known ecological communities and
species at risk, including but not limited to: Nooksack Dace (Chehalis lineage), Painted Turtle (Pacific Coast
population), Great Blue Heron, and the Black cottonwood–red alder/salmonberry, Western redcedar
/three‐leaved foamflower, Western redcedar /swordfern Dry Maritime forest types.

Contaminated Sites
With a long history of industrial use along the length of the Brunette River, reclamation of former
industrial sites is crucial to restoring river and riparian ecological health.
Contaminated Soils | Apply Provincial Contaminated Sites Regulation to the entirety of the corridor.

Urban Forest Management
The New Westminster Urban Forest Management Strategy (UFMS) provides guidance for improving the
environmental, social and economic health of the city through increasing forest cover. The DPA provides
an opportunity to contribute to the UFMS canopy target of 27%. Achieving Urban Forest Management
Strategies also supports stormwater, geotechnical stability, habitat objectives and conservation
objectives.
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Canopy Cover | Protect existing canopy cover, minimize impervious surfaces and maximize soil volume
available for tree planting in support of UFMS objectives and canopy cover targets. Where appropriate,
trees should be planted within all management zones, but opportunities for enhancement of riparian
values may be most concentrated within the Naturalized Zone.
Tree Protection | On private and public (city‐owned and occupied lands), ensure the retention of healthy
trees outside the development footprint immediately prior to and during redevelopment, under the
direction of a Registered Professional Arborist. If trees need to be removed, they should be replaced with
native tree species that contribute to habitat enhancement objectives.
Specimen Variety | Improve urban forest diversity by planting no more than 10% of any species, 20% of
any genus and 30% of any family.

Recreation Planning, Education and Interpretation
The Brunette River DPA provides an opportunity to accomplish many of the City’s ecological, habitat,
recreational and educational objectives.
Recreational Corridor | Realize the regional goal for a major green corridor linking the Fraser River and
Burnaby Lake Park. This nature‐oriented corridor has been recognized and is recommended for
enhancement within regional biodiversity and green infrastructure planning initiatives. Target a minimum
4.0m wide pathway with a minimum 0.5m horizontal clearance on each side.
Playscapes | Design play spaces within the Activity Zone, providing opportunities for logs, boulders and
other natural materials to form the basis of play structures.
Gardens | Encourage pollinator and community gardens within the Activity Zone, with an emphasis on
using natural landscape materials.
Viewpoints | Construct viewpoint opportunities for viewing wildlife and scenery, landscape features or
other points of interest along portions of the river. Where viewpoints and river crossings encroach into
the Naturalized Zone, use boardwalks and fencing to prevent impact into the natural ecosystem.
Signage | Ensure that areas set aside for conservation, protection and enhancement are supported
through interpretive signage and ecosystem information including tools for living in and around sensitive
habitats and ecosystems. Educational signage can also be used to reinforce the rationale related to the
exclusion of people and pets from naturalized areas. Signage should be designed in keeping with the
natural aesthetic of the riparian area and its landscaping.
Community Stewardship | Support opportunities for community stewardship projects and interpretive
programs to enable more dynamic engagement of citizens, and to assist with costly maintenance and
restoration.

Development Form and Character
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Ecosystem management relates not only to active natural and habitat areas, but requires careful
consideration and integration of adjacent development and land uses. Through thoughtful design at the
outer edges of the DPA, and beyond, habitat quality, stormwater function and hazard mitigation
objectives are better supported within the DPA.
Within the Development Permit Area, buildings and structures are only permitted within the Urban
Improvement Zone, and gradual landscape transitions to naturalized habitat should be maximized, to the
greatest extent feasible.
In addition to relevant City of New Westminster Form and Character Guidelines, the following guidelines
apply to all development within and adjacent to the DPA.
Native Vegetation | Target the use of at least 50% native plants in landscaping and gardens within the
Urban Improvement and Activity Zones, 75% within the Transition Zone, and 100% within the Naturalized
Zone. Landscaping with native plants has dual benefits of reducing consumption of potable water and
increasing infiltration of rainwater.
Awareness | Promote awareness and stewardship of wildlife habitat and conservation goals within and
adjacent to development areas. Signage can be used to remind and educate residents, employees and the
public of adjacent ecological values, and potential for wildlife conflict.
Public / Private Interface | Provide a well landscaped hierarchy of public, semi‐public and private green
spaces (natural features, gardens, courtyards and patios). Provide high quality landscaping within the
Active and Urban Improvement Zones as means to provide buffers and visually soften development
edges, and also to improve air quality and moderate temperature.
Development Footprint | Permit buildings and structures within the Urban Improvement Zone only.
Active landscaping, including structures and hard surfaces, are permitted within the Activity Zone.
Landscape Buffers | Plant trees, shrubs and other landscape buffers adjacent to land uses which may
pose a threat to the stated objectives of the DPA. Planting of landscape buffers can also mitigate negative
impacts to river health from spills of deleterious materials from industrial activities. These may include
visual screening of industrial and transportation activities, parking areas and utilities. Planting of
additional trees also helps to achieve tree canopy targets.
Cohesiveness | Ensure a smooth physical and programmatic transition between Management Zones.
Zone boundaries should not be delineated with built materials and should utilize same or similar and/or
gradual ascending or descending arrangements of landscape elements with varying textures, forms, and
colors. Habitat enhancement should be considered in light of objectives of each Management Zone,
where such efforts are concentrated within the Naturalized Zone and expanded, as appropriate, into
adjacent Zones.
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Access | Where appropriate and where in support of regional recreation and transportation objectives,
enable access to, and movement throughout, the Development Permit Area, except in the case of the
Naturalized Zone where human and pet access is prohibited. Special provisions can be made to allow
access through the Naturalized Zone (in particular for designated river crossings or to provide viewing
platforms) under the direction of a Qualified Environmental Professional.
Site Planning | Provide a comprehensive site plan for the siting and massing of buildings, and landscaping,
within and adjacent the Development Permit Area, taking into account objectives for habitat
enhancement, stormwater management, geotechnical stability and contaminated sites; the current City of
New Westminster Zoning Bylaw; and the advice of the City and its advisory committees.
Energy Conservation | Employ energy conservation measures in the design and construction of all
buildings, including considerations for massing, shading and glazing.
Water Conservation | Employ water conservation measures in the design and construction of all buildings
and landscaping, including low flow fixtures, rainwater capture, greywater re‐use (where possible) and
native plantings.
Green Roofs | Encourage use of green roofs within the Urban Improvement Zone and adjacent
development as means to support habitat, increase rainwater attenuation and moderate temperature.
Permeability | Minimize continuous horizontal and vertical building facades adjacent to public spaces,
wherever possible, and create a permeable and welcoming open scape within the Transition, Activity and
Urban Improvement Zones, and beyond the DPA edges.
Architectural Design | Implement architectural design which complements the natural setting and
features (riparian habitat, creek corridor, natural vegetation and wildlife trees).
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INTRODUCTION

Createdasaguidetolanduseplanning,protectionandenhancementoftheBrunetteRivercorridorwithin
themunicipalboundariesofNewWestminster,theBrunetteRiverMasterPlanestablishesobjectivesanda
DevelopmentPermitArea(DPA)fortheriver’sriparianarea.MasterPlanobjectivesprovideabalanced
approachtoecosystemmanagement,developmentandrecreationalusewithinthecorridor,including:
 MitigategeotechnicalhazardsalongthebanksoftheBrunetteRiver
 Improvehydrologicalfunction,reduceerosionandcontrolrunͲoffthroughstormwater
management
 ProvidehabitatprotectionandenhancementwithintheBrunetteRivercorridor
 Minimizerisktopeople,wildlifeandpetsthroughcontaminatedsitesmanagement
 EnhanceNewWestminster’surbanforestandgreeninfrastructurenetwork
 Provideforrecreationplanning,educationandinterpretationwithinpublicallyaccessibleareasand
promoteconservationandclimateawareness
 Managedevelopmentinterfacetoensureprotectionofadjacentenvironmentalvalues
AsthemanagementtoolfortheMasterPlan,theBrunetteRiverDPAisstructuredtoprovideguidancefor
development,landscapingandrecreationaluseswithinthesensitiveriparianarea,inserviceofthe
objectiveslistedabove.
WithintheDPA,therivercorridorisdividedinto4distinctriverreaches,definedbybiophysical
characteristicsandcurrentlanduseconditions(refertoMasterPlanReferencePlan):





HumeReach
SappertonReach
BraidReach
CanforReach

MasterPlanobjectivesandDevelopmentPermitGuidelinesapplyequallytoeachofthefourreaches;each
willbesubjecttoaseparatecasestudytounderstandandillustrateapplicationoftheguidelineswithinits
uniquebiophysicalandlandusecontext.
ThiscasestudyhasbeencompletedtoaddressthespecificcontextandconditionoftheSappertonReach.
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1DESCRIPTION|SAPPERTONREACH
ExtendingfromtheeasternpropertyboundaryofHumeParktotheapproximatelocationoftheSkytrain
overpassnearBraidStation,SappertonReachisdefinedbythesteepembankment(>30%)ofthesouth
bank,riffleͲglidestreamfeaturesandtheavailabilityofinͲstreamcoverhabitat.

LANDUSE

CurrentlandusewithintheSappertonReachislimitedtothenaturallandscapeadjacentBrunetteRiver,
thegravelsurfacedFraserͲBrunetteRecreationalGreenway,andindustrialuseswithinprivatelandparcels
abovetheriverbank.
TheBrunetteRecreationalGreenwayextendseastͲwestalongthesouthernbankoftheBrunetteRiver.
WithintheSappertonReach,thedirtandgravelsurfacedtrailisenclosedbyanarrowpassageedgedwith
invasivespeciesHimalayanBlackberryalongtheshoreͲedge,andahighchainͲlinkfencealongtheproperty
line.
IndustrialusesabuttingtheSappertonReachareextensive,primarilyintheformofadistributioncentre
surroundedbypavedsurfaceparkingandloadingareas(builtinthe1990s).Withlimitedpermeability,and
novegetationorhabitatvalue,thesiteinitscurrentstatecreatesanabrupturban/industrialedgetothe
riparianzone.TheprivatelandparcelextendsintotheDevelopmentPermitArea(DPA),withtheexisting
warehousestructureencroachingbeyondtheTopofBank.
AttheeasternmostsectionoftheSappertonReach,severalmajorinfrastructurecorridorscrosstheriver,
including:BCHydroTransmissionpowerlines;Translink’sSkyTrainMilleniumLineplatform(theBraid
Stationissituatedtothesouth,adjacenttheeasternportionoftheSappertonReach);andCanadian
Nationalrailtrestleandassociatedserviceroad/bridgecrossing.
AnapplicationtoamendtheOfficialCommunityPlanwasadopted(2015)toaccommodatetheSapperton
GreenNeighbourhoodPlananditsvisionforamixedͲusecommercialandresidential“TransitOriented
Development.”

BIOPHYSICALINVENTORY

AlongthewesternportionsoftheReach,thelandrisesupwardstowardsawellͲdefinedtopofbank,where
thewellͲusedBrunetteregionaltrailissituatedonthelevelorgentlyslopingbench.Insomeareastheland
betweentheriverandthetopofbankissteep,rangingfrom70–100%slope,withsignsofinstability.
Activebankerosionasaresultofstormwateroutfallextendsfromthebankalongthenorthwesternportion
ofthereach.
Thiswesternmostareasupportsasecondgrowthmixedforestthatisdominatedbymostlybigleafmaple
withmixedcomponentsofwesternhemlockandwesternredcedar.Maturetreesaverage50cmin
diameterand25minheight,andtheunderstoryismoderatelydenseanddiscontinuoussupportinga
varietyofnativeplants.Thereare,however,anumberofnonͲnativeinvasivespeciesthathaveestablished,
themostcommonincludesmallflowertouchͲmeͲnot,HimalayanblackberryandEnglishIvy.Averagecover
ofnonͲnativespeciesis15%.Nosignificantwildlifetreeshavebeenobserved,althoughalowcoverof
coarsewoodydebrisispresent.
AttheeasternendoftheSappertonReach,theelevationdropsandtheslopebetweentheriverandthe
benchbecomesgentler(between30Ͳ50%).Thereisverylittletreecoverinthisareaandtheplant
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communityisdominatedbyinvasiveHimalayanBlackberry.TherearealsopocketsofinvasiveJapanese
knotweed.

Atthewestend,therecreationtrailrunsadjacent
tothetopofbankandisborderedbyturfgrass

Attheeastend,therecreationtrailisnarrowand
borderedbythickblackberryonbothsideswith
notreecover.

Theforestinthewesternedgeofthesiteis
moderatelydenseconsistingofmainly
youngtomaturedeciduousspecies

Thereareareasbelowthetopofbank
withsignsofslopeinstabilityincluding
areaadajcenttoastormwateroutfall



Viewofthesouthernendofthereachwhere
theriparianvegetationconsistsof
blackberrywithfewtrees.
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2PROGRAMMING+DESIGNCONSIDERATIONS
DEVELOPMENTPERMITGUIDELINES
BasedontheobjectivesoftheMasterPlan,theDevelopmentPermitArea(DPA)establishesasetof
guidelinestomanageprogramminganddesignwithintheBrunetteRiverriparianenvironment.Project
teamsshouldenlisttheassistanceofaRegisteredProfessionalBiologistandISACertifiedArboristin
identifyingopportunitiestointegrateenvironmentalfeaturesintodevelopmentplanninganddesign.
FullDPAGuidelinesarelistedwithintheBrunetteRiverMasterPlan,withspecificapplicationofthe
GuidelinestothecontextandconditionofSappertonReachsummarizedinTable1.Variancestothe
Guidelinesmaybeconsideredwhereunduehardshipoccurs,orwhereanapplicationmeetstheintentof
theMasterPlanbutnotspecificguidelines.

MANAGEMENTAREAS
WithintheBrunetteRiverMasterPlan,fourlandscapezonesareidentifiedtoguideecosystem
managementandrestoration,landscapeprogramminganddesign.DirectedbyMasterPlanobjectives,the
ManagementZonesprovidevaryinglevelsofprotection,enhancementandintensityofusewithintheDPA,
asdefinedbyproximitytotheriverandenvironmentalsensitivity.Nearertheriver,ecosystemprotection
andenhancementobjectivesarestrongest;fartherfromtheriparianarealandusesareintensifiedbut
providecriticalsupporttohabitatsuccess.
ReflectingthecontextoftheSappertonReach,thefollowingManagementZonesapplytoSapperton
Reach:
1.
2.
3.
4.

TheNaturalizedZone
TheTransitionZone
TheActivityZone
TheUrbanImprovementZone

AdescriptionoftheDevelopmentPermitManagementZonesisprovidedintheBrunetteRiverMasterPlan.
ForSappertonReach,specificconditionsandopportunitieswithineachZonearenotedbelow:
1. NaturalizedZone–ŝŶĐůƵĚĞƐƚŚĞĂƌĞĂĨƌŽŵƚŚĞĂĐƚŝǀĞƌŝǀĞƌĐŚĂŶŶĞůƚŽϭϬŵĂďŽǀĞdŽƉŽĨĂŶŬŝŶ
ŽƌĚĞƌƚŽĂĐĐŽŵŵŽĚĂƚĞĂǁŝůĚůŝĨĞĐŽƌƌŝĚŽƌ
TheNaturalizedZoneincludesa30mRARsetbackinadditiontoa10mwildlifecorridorwithinthe
gentlelandsabovetopofbank.Initscurrentstate,theareaisafflictedwithasignificantpercentage
ofinvasivespecies(approximately15%).Additionalconcernsincludeslopeinstabilityasaresultof
erosion.
 Opportunities
o managementofinvasivespeciesandreplantinganativeforestisapriority
o wildlifehabitatshouldbeenhancedthroughtheplantingofwildlifetreesandsnags,and
throughinstallinglargewoodydebrisandraptorperches
o slopeinstabilityshouldbeprotectedthroughgeotechnicalsetbackandimprovedthrough
uphillstormwatermanagement
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whilegenerallynotsupportingdevelopmentorrecreationaluses,opportunitiesforriver
crossingsmayexistinthefuture.
o rivercrossingsoranyotherencroachmentsintotheNaturalizedZoneshouldbedesignedin
conjunctionwiththerecommendationsofaRegisteredProfessionalBiologist

2. TransitionZone–ŵĞĂƐƵƌĞĚĂƐϭϬŵďĞǇŽŶĚƚŚĞďŽƵŶĚĂƌǇŽĨƚŚĞEĂƚƵƌĂůŝǌĞĚŽŶĞ͕ŝŶƚŚŝƐƌĞĂĐŚ
TheTransitionZonecurrentlyaccommodatesthe2Ͳ3mgravelBFRPpathway.Inthislocation,the
landscapeisdominatedbyinvasiveHimalayanBlackberry,andotherinvasivespecies.
o

 Recommendations
o The10mtransitionzoneinthisreachshouldgenerallyaccommodatetheBFRG,improved
toa4mwidepavedpathway,relocatedoutsidethenaturalizedzone,andwithimproved
grades,wherepossible
o manageinvasivespeciesasapriority,andreplantnativespecieswherepossible
o enhancewildlifehabitatthroughtheplantingofwildlifetreesandsnags,andthrough
installinglargewoodydebrisandraptorperches
o managestormwatermanagementthroughtheminimizationofimpervioussurfacesandthe
useofnaturalizedstormwaterfeatures

3. ActivityZone–ŵĞĂƐƵƌĞĚĂƐĂϮϬŵƐƚƌŝƉďĞƚǁĞĞŶƚŚĞdƌĂŶƐŝƚŝŽŶŽŶĞĂŶĚƚŚĞhƌďĂŶ/ŵƉƌŽǀĞŵĞŶƚ
ŽŶĞ
Currentlyalargewarehousewithassociatedhardscapedparkingandloadingareaaresituated
withinActivityZonearea.
 Opportunities
o buildingsandhardscapeshouldberemovedfromtheActivityZoneinsupportofhabitat
enhancementandriparianprotection
o constructlandscapesthatpromoterecreation,withfeaturessuchaslookͲoutsandpassive
recreationareas,playscapes(naturalizedplayspaces),pollinatorgardensandcommunity
gardens
o manageinvasivespeciesasapriority,andreplantnativespecieswherepossible
o thechainlinkfencingshouldberemovedtoenableaccessandmovementbetween
ManagementZones(asplitrailfencemaybeusedinsomelocations)
o astagingareaforapotentialfuturerivercrossingshouldbeaccommodatedwithinthe
ActivityZone
o managestormwaterandminimizeerosionthroughminimizingimpervioussurfacesandthe
incorporationofnaturalizedstormwaterinfrastructure,suchasstormwaterpondsand
bioswales
o managethedevelopmentinterfacetoensureprotectionofadjacentenvironmentalvalues,
providerecreationalopportunitiesandprovideappropriatetransitiontotheUrban
ImprovementZone
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4. UrbanImprovementZone–ŵĞĂƐƵƌĞĚĂƐϮϬŵĂůŽŶŐƚŚĞŽƵƚĞƌŵŽƐƚĞǆƚĞŶƚƐŽĨƚŚĞWŽƉƉŽƐŝƚĞƚŚĞ
ĂĐƚŝǀĞƌŝǀĞƌĐŚĂŶŶĞů
Currentlyhometoalargewarehousewithassociatedparkingandloadingfacilities,theUrban
ImprovementZoneareacurrentlyholdslittlehabitatvalue.

 Opportunities
o supporthabitatenhancementgoalswithinadjacentZones
o buildingsandhardscapingshouldbecontainedwithintheUrbanImprovementZone
o improvehydrologicalfunctioncurrentlyimpactingriverbankstability

managestormwaterthroughminimizingimpervioussurfacesandtheincorporationof
naturalizedstormwaterinfrastructureandnaturalfeatures/landscapedesignsthat
improvewaterqualityandreducerunoff
CONCEPTUALPROGRAMME,FORM&CHARACTER

TheattacheddesignconceptforSappertonReachillustratesconceptualprogramme,formandcharacteras
directedbyDevelopmentPermitGuidelinesandManagementZones.
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TABLE 1 : Su

ary of Bru ette Ri er Master Pla | De elop e t Per it Guideli es for Sapperto Rea h
MANAGEMENT ZONES

OBJECTIVE

GUIDELINE
Geote h i al Set a k

Geote h i al Hazard

Ba k Sta ility

ater Ma age e t

Resto e the atu al fo est as

Per ea le Surfa es

The g ou d su fa e a ea should e

Retai a RP io to ide tif ha itats a d spe ies at isk, as ell as

e tal Assess e t

I asi e Spe ies Ma age e t
Tree Pla ti g
Large Woody De ris
Sta di g Wildlife Trees
Raptor Per hes a d Nest Sites
Wildlife Corridors
Spe ies at Risk
Co ta i ated Soils

easu es

E ha e ildlife ha itat a d di e sit

Retai a d ei t odu e la ge t ee t u ks that ha e falle
I stall pla ted ildlife t ees
I stall apto pe hes a d est sites alo g fo est edges a d i ha itat isla ds
P ote t ildlife o ido s ithi the flood plai he e a ea is ide a d flat, othe ise e su e
a i i u of
is p ote ted a o e top of a k
Ide tif Spe ies at Risk, a d de elop ha itat p ote tio a d e ha e e t st ategies i
o ju tio ith a RP io
P o i ial Co ta i ated Sites Regulatio applies to the e ti e DPA
P ote t e isti g a op

Tree Prote tio

P ote t health t ees f o distu a e as a esult of o st u tio o
u de the di e tio of a Registe ed A o ist

Re reatio al Corridor

itigatio

Re o e all i asi e spe ies, pa ti ula l Hi ala a Bla k e , Japa ese K ot eed, E glish
I a d I patie ts that do i ate the a ea
Repla t all a eas t eated fo i asi e spe ies ith a i of t ee spe ies i ludi g oth
de iduous a d o ife s, ta getti g
ste s pe he ta e

Ca opy Co er

Spe i e Variety

Re reatio Pla i g,
Edu atio a d
I terpretatio

itted

o e a d ta get a

i i u

of

% total t ee a op

o e

o ks ithi the DPA,

I p o e u a fo est di e sit
pla ti g o o e that % of a spe ies, % of a
ge us o
% of a fa il
Suppo t o je ti es fo the Ce t al Valle G ee a ithi the T a sitio o A ti it )o e, as
app op iate

ACTIVITY ZONE

Co fo to a geote h i al set a k of
f o Top of Ba k o : f o Top of Slope, pe di g
detailed assess e t a P ofessio al Geote h i al E gi ee
Sta ilize steep slopes usi g ip ap, egetatio o othe i te e tio s as e o
e ded a
Geote h i al E gi ee , o i ease set a k
Resto e the atu al fo est as

ea le - o ha ds api g is pe

E iro

ater Ma age e t Fa ilities

Ha itat Di ersity

Ur a Forest
Ma age e t

% pe

I tegrated Stor
ater
Ma age e t Pla i g

Stor

Flood Prote tio

Co ta i ated Sites

ea s to sta ilize the a k

Whe e de elop e t is pe itted ithi the Natu alized )o e, utilize lo i pa t
de elop e t te h i ues to i i ize sto
ate u off
Whe e e ui ed, i o po ate sto
ate a age e t fa ilities fo o e a e a d
i filt atio , he e app op iate a d as e o
e ded a Geote h i al E gi ee
Resto e p e-de elop e t h d olog , aptu e sto
ate as lose to he e it falls, a d
a age sto
ate ualit + ua tit o -site
P ote t all atu al floodplai s ithi the Natu alized )o e, ith o side atio fo ildlife
passage he e la d is suffi ie tl ide a d flat
Co side I teg ated Sto
ate Ma age e t Pla pilot p oje ts ithi sto
ate
a age e t pla i g

Hydrologi al Fu tio

Ha itat Prote tio a d
E ha e e t

TRANSITION ZONE

Co fo to a geote h i al set a k of
f o Top of Ba k o : f o Top of Slope, pe di g
detailed assess e t a P ofessio al Geote h i al E gi ee
Sta ilize steep slopes usi g ip ap, egetatio o othe i te e tio s as e o
e ded a
Geote h i al E gi ee , o i ease set a k
-

Forest Restoratio

Lo I pa t Desig
Stor

NATURALIZED ZONE

ea s to sta ilize the a k

The g ou d su fa e a ea should e
Ce t al Valle G ee a

% pe

ea le ith o ha ds api g e ept fo the

Utilize lo i pa t de elop e t te h i ues to

i i ize sto

ate u off

Utilize lo i pa t de elop e t te h i ues to

I o po ate sto
ate a age e t fa ilities fo ete tio a d i filt atio , he e
app op iate a d as e o
e ded a Geote h i al E gi ee
Resto e p e-de elop e t h d olog , aptu e sto
ate as lose to he e it falls, a d
a age sto
ate ualit + ua tit o -site
Suppo t o je ti es of floodplai
Co side I teg ated Sto
a age e t pla i g

Retai a RP io to ide tif ha itats a d spe ies at isk, as ell as

Suppo t o je ti es of floodplai
ate

itigatio

i i ize sto

ate u off

Co side I teg ated Sto
a age e t pla i g

easu es

Suppo t o je ti es of floodplai
ate

itigatio

i i ize sto

ate u off

I o po ate sto
ate a age e t fa ilities fo ete tio a d i filt atio , he e
app op iate a d as e o
e ded a Geote h i al E gi ee
Resto e p e-de elop e t h d olog , aptu e sto
ate as lose to he e it falls, a d
a age sto
ate ualit + ua tit o -site

a age e t ithi the Natu alized )o e

ate Ma age e t Pla pilot p oje ts ithi sto

Retai a RP io to ide tif ha itats a d spe ies at isk, as ell as

Co fo to a geote h i al set a k of
f o Top of Ba k o : f o Toe of Slope, pe di g
detailed assess e t a P ofessio al Geote h i al E gi ee
Sta ilize steep slopes usi g ip ap, egetatio o othe i te e tio s as e o
e ded a
Geote h i al E gi ee , o i ease set a k
E su e pla ti gs a d egetatio suppo t fo est esto atio goals ithi the Natu alised a d
T a sitio )o es
The g ou d su fa e a ea should e % pe ea le, a d u -off should e di e ted to a ds
sto
ate a age e t i f ast u tu e
Utilize lo i pa t de elop e t te h i ues to

I o po ate sto
ate a age e t fa ilities fo ete tio a d i filt atio , he e
app op iate a d as e o
e ded a Geote h i al E gi ee
Resto e p e-de elop e t h d olog , aptu e sto
ate as lose to he e it falls, a d
a age sto
ate ualit + ua tit o -site

a age e t ithi the Natu alized )o e

ate Ma age e t Pla pilot p oje ts ithi sto

URBAN IMPROVEMENT ZONE

Co fo to a geote h i al set a k of
f o Top of Ba k o : f o Toe of Slope, pe di g
detailed assess e t a P ofessio al Geote h i al E gi ee
Sta ilize steep slopes usi g ip ap, egetatio o othe i te e tio s as e o
e ded a
Geote h i al E gi ee , o i ease set a k
E su e pla ti gs a d egetatio suppo t fo est esto atio goals ithi the Natu alised a d
T a sitio )o es
The g ou d su fa e a ea should e at least % pe ea le, a d all u -off should e
di e ted to sto
ate a age e t i f ast u tu e

Co side I teg ated Sto
a age e t pla i g

easu es

a age e t ithi the Natu alized )o e

ate Ma age e t Pla pilot p oje ts ithi sto

Retai a RP io to ide tif ha itats a d spe ies at isk, as ell as

itigatio

ate
easu es

Suppo t ildlife ha itat a d di e sit e ha e e t easu es ithi the Natu alized )o e
a d p o ide a t a sitio to a ds o e i te si e uses
Re o e all i asi e spe ies, pa ti ula l Hi ala a Bla k e , Japa ese K ot eed, E glish
I a d I patie ts that do i ate the a ea
Whe e app op iate, epla t all a eas t eated fo i asi e spe ies ith a i of t ee spe ies
i ludi g oth de iduous a d o ife s
Whe e app op iate a d at the i e side of the )o e, etai a d ei t odu e la ge t ee t u ks
that ha e falle

Suppo t ildlife ha itat th ough a i of ati e pla ti gs a d polli ato ga de s ith o e
fo alized la ds api g
Re o e all i asi e spe ies, pa ti ula l Hi ala a Bla k e , Japa ese K ot eed, E glish
I a d I patie ts that do i ate the a ea
Whe e app op iate, epla t all a eas t eated fo i asi e spe ies ith a i of t ee spe ies
i ludi g oth de iduous a d o ife s
Ha itat e ha e e t easu es should suppo t s all spe ies o l ; i stallatio of la ge
ood de is is ot app op iate

Suppo t ildlife ha itat th ough a i of ati e pla ti gs a d polli ato ga de s ith o e
fo alized la ds api g
Re o e all i asi e spe ies, pa ti ula l Hi ala a Bla k e , Japa ese K ot eed, E glish
I a d I patie ts that do i ate the a ea

Whe e app op iate a d at the i e side of the )o e, i stall pla ted ildlife t ees

Ha itat e ha e e t easu es should suppo t s all spe ies o l ; i stallatio of ildlife
t ees is ot app op iate

Ha itat e ha e e t oppo tu ities a e li ited ithi the U a I p o e e t )o e a d
should suppo t s all spe ies o l ; ildlife t ees a e ot app op iate

Whe e app op iate a d at the i e side of the )o e, i stall apto pe hes a d est sites
alo g fo est edges a d i ha itat isla ds
P ote t o ido s fo la ge a i als ithi the Natu alized )o e; o ido s fo s alle a i als
a e suppo ted ithi the T a sitio )o e
Ide tif Spe ies at Risk, a d de elop ha itat p ote tio a d e ha e e t st ategies i
o ju tio ith a Rp io
P o i ial Co ta i ated Sites Regulatio applies to the e ti e DPA

Ha itat e ha e e t easu es ithi the A ti it )o e should suppo t s all spe ies o l ;
i stallatio of pe hes a d est sites is ot app op iate
Wildlife o ido s fo la ge a i als a e p ote ted ithi the Natu alized )o e; o ido s fo
s alle a i als a e suppo ted
I suppo t of o je ti es fo the Natu alized a d T a sitio )o es, ide tif Spe ies at Risk, a d
de elop ha itat p ote tio a d e ha e e t i o ju tio ith a RP io
P o i ial Co ta i ated Sites Regulatio applies to the e ti e DPA

Ha itat e ha e e t is li ited ithi the U a I p o e e t )o e a d should suppo t
s all spe ies o l ; pe hes a d est sites a e ot app op iate

P ote t e isti g a op

P ote t e isti g a op

P ote t e isti g a op

o e a d ta get a

i i u

of

% o e

P ote t health t ees f o distu a e as a esult of o st u tio o
u de the di e tio of a Registe ed A o ist

o ks ithi the DPA,

I p o e u a fo est di e sit
pla ti g o o e that % of a spe ies, % of a
ge us o
% of a fa il
Realize the goal fo the Ce t al Valle G ee a o e ti g the F ase Ri e to Bu a
Pa k

Lake

o e a d ta get a

i i u

of

% o e

Withi la ds aped a eas, epla t a eas t eated fo i asi e spe ies
Ha itat e ha e e t oppo tu ities a e li ited a d should suppo t s all spe ies o l ; la ge
ood de is is ot app op iate

To a oid hu a / ildlife o fli t, ildlife o ido s a e dis ou aged
I suppo t of o je ti es fo the Natu alized a d T a sitio )o es, ide tif Spe ies at Risk, a d
de elop ha itat p ote tio a d e ha e e t i o ju tio ith a Rp io
P o i ial Co ta i ated Sites Regulatio applies to the e ti e DPA
o e a d ta get a

i i u

of

% o e

P ote t health t ees outside of the de elop e t footp i t f o distu a e as a esult of
o st u tio o o ks ithi the DPA, u de the di e tio of a Registe ed A o ist

P ote t health t ees outside of the de elop e t footp i t f o distu a e as a esult of
o st u tio o o ks ithi the DPA, u de the di e tio of a Registe ed A o ist

I p o e u a fo est di e sit
pla ti g o o e that % of a spe ies, % of a
ge us o
% of a fa il
Realize the goal fo the Ce t al Valle G ee a o e ti g the F ase Ri e to Bu a
Pa k

I p o e u a fo est di e sit
pla ti g o o e that % of a spe ies, % of a
ge us o
% of a fa il
Suppo t o je ti es fo the Ce t al Valle G ee a ithi the T a sitio o A ti it )o e, as
app op iate

Lake

Plays apes

No a ti e e eatio al uses a e suppo ted

No a ti e e eatio al uses a e suppo ted othe tha the Ce t al Valle G ee

Garde s

Ga de s a e ot suppo ted

Ga de s a e ot suppo ted

Vie poi ts

Whe e ie poi ts a d othe la ds ape featu es a e o st u ted, a age hu a /pet
e oa h e t usi g oa d alks a d fe i g as di e ted a RP io

Co st u t ie poi ts a d othe la ds ape featu es at poi ts of i te est alo g the i e

Co st u t ie poi ts a d othe la ds ape featu es at poi ts of i te est alo g the i e

Co st u t la ds ape featu es at poi ts of i te est, he e app op iate

Sig age

Sig age is ot app op iate as it e ou ages hu a e

Suppo t o se atio , p ote tio a d e ha e e t th ough i te p eti e sig age
app op iate to the atu al e i o e t
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

5/2/2016

From:

Beverly Grieve
Director of Development Services

File:

HER00565

Item #:

26/2016

Subject:

313 Queen's Avenue: Proposed Heritage Revitalization Agreement and
Heritage Designation - Consideration of First and Second Readings

RECOMMENDATION
THAT the Land Use and Planning Committee recommend Council consider Heritage
Revitalization Agreement Bylaw No. 7834, 2016 to rezone 313 Queen’s Avenue from
Single Detached Dwelling District (RS-1) to Single Detached Dwelling District (RS1)/Heritage Revitalization Agreement and Heritage Designation Bylaw No. 7835,
2016 for First and Second Readings, and forward the bylaws to a Public Hearing on
May 30, 2016.

EXECUTIVE SUMMARY
This report provides preliminary information on a Heritage Revitalization Agreement
application that will see the owners of 313 Queen’s Avenue designate the property in
exchange for being able to enlarge an upper floor bedroom and build a rear addition,
increasing the floor space ratio of their house from 0.55 to 0.60. The Advisory Planning and
Community Heritage Commissions have voted in support of the proposal. This report is to
seek the Land Use and Planning Committee’s recommendation to Council for First and
Second Readings.
1.0

PROPOSAL

This application would allow the owners to enlarge an upper floor bedroom and build an
addition in exchange for long-term legal protection of their house.

City of New Westminster

May 2, 2016

2.0

POLICY AND REGULATIONS

2.1

Official Community Plan Land Use Designation

2

(RL) Residential – Low Density: this area will contain low density residential uses including
single detached houses, houses with a secondary suite, duplexes, detached townhouses, low
density multi-family uses, churches, and may contain small scale local commercial uses such
as home based businesses and corner stores. As the proposal involves an existing single
detached dwelling it complies with the OCP designation.
2.2

Zoning Bylaw

Single Detached Dwelling Districts (RS-1): The intent of this district is to allow single
detached dwellings. The HRA would create a new “zoning layer” which would specify the
aspects of the RS-1 zone that would be relaxed or varied.
2.3

Heritage

A Heritage Revitalization Agreement (HRA) is an effective tool to support heritage
conservation. In exchange for long-term legal protection and exterior restoration, zoning
relaxations specific to that site and that are non-precedent-setting are incentives for property
owners. An HRA does not change the zoning of the property, rather it adds a new layer
which identifies how the underlying zoning is being changed.
A heritage property which is the subject of an HRA is also protected with a Heritage
Designation Bylaw, a form of land use regulation that can prohibit demolition. Any changes
to a protected heritage property must first receive approval from City Council.
Council adopted the “Standards & Guidelines for the Conservation of Historic Places in
Canada” (“Standards & Guidelines”) in 2008 as a basis for assessing heritage projects within
the city.
3.0

BACKGROUND

3.1

Site Characteristics and Context

The area nearby to 313 Queen’s Avenue contains primarily single detached dwelling
properties. Tipperary Park is directly across the street. A map showing the area land uses is
attached in Appendix 1.
The subject property has rear access from Liverpool Street, a “lane-like” street. It slopes
down approximately 7 ft./2.1 m. from back to front.
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Project Description

The applicant proposes entering into a Heritage Revitalization Agreement (HRA) in order to
enable enlargement of the house. A 370 sq. ft/34.4 sq. m. family room addition at the rear of
the house would not be visible from the street. An 80 sq. ft./7.4 sq. m. dormer addition to a
small and dark bedroom in the upper floor rear of the house would be virtually invisible from
the street (see page 7 in the Conservation Plan included in HRA Bylaw 7834, 2016 in
Appendix 3) and would make the room more livable.
In exchange for the additional density, the applicants would agree to maintain the exterior of
the Thomas and Lenore Ryall House and place long-term legal protection on the property
through an HRA Bylaw and a Heritage Designation Bylaw (Heritage Designation Bylaw
7835, 2016 is included in Appendix 4). The applicants have also agreed to waive any
compensation as part of the HRA. A site plan and proposed elevation drawings are included
in the Heritage Conservation Plan (HCP) contained in HRA Bylaw 7834, 2016 in Appendix
3. There are also several photographs of the existing house in the HCP.
3.3

Project Statistics and Proposed Relaxations

The grey rows in the table below are the proposed relaxations. The proposed relaxations
described as “as existing” are considered legally non-conforming. The proposed HRA zoning
layer will make them conforming.

Site dimensions:
Site Area:
Floor Space Ratio:
(floor space)
Rear Yard:
Left Side Yard:
Garage rear
setback:
Site coverage:
Off-street parking

Agenda Item 26/2016

Existing
50.0 ft/15.24 m wide
123.9 ft/37.8 m deep
6,195 sq ft./576 sq m

RS-1 Zoning Bylaw
None

Proposed
As existing
As existing

0.53

Minimum 6,000 sq ft./
557.42 sq. m.
0.50

(3,269 sq. ft./
303.7 sq. m.)

(3,097.5 sq. ft./
287.8 sq. m.)

(3,719.6 sq. ft./
345.6 sq. m.)

42.3 ft./12.19 m.
4.8 ft/1.46 m
0.0 ft./m.

Minimum 24.78 ft/7.55 m
Minimum 5.00 ft./1.52 m.
5.0 ft./1.52 m.

22.80 ft/6.95 m
As existing
As existing

21 percent
2 spaces in
detached garage

35 percent
1 space

27 percent
As existing

0.60

City of New Westminster
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DISCUSSION

4.1

Heritage Value
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The Thomas and Lenore Ryall House was constructed in 1940 and is valued for its social
associations, architectural style and having been designed by a noteable Vancouver architect
of the day.
Thomas Ryall was the son of Herb Ryall, local pioneer, drug store owner, founding athlete of
the Royal City Lacrosse club, Parks Commissioner and community leader. Ryall Park, in
Queensborough, is named after Herb Ryall.
The house is additionally valued as a residential design by architect Robert Alexander Dean
Berwick and is the middle of three consecutive commissions in the 300-block of Queen’s
Avenue built in 1939 and 1940 (307, 313 and 315). Berwick was a partner in the prolific
Vancouver-based firm Sharp, Thompson, Berwick & Pratt that was responsible for some of
the region’s most influential Mid-Century Modern buildings.
Aesthetically the house is important as a good example of the late 1930s residential
architectural trend for romantic English Revival styles that became the favoured house style
in neighbourhoods all over the Lower Mainland until the early 1940s.
The Heritage Conservation Plan identifies the house as being in excellent condition. It will
require maintenance but no restoration work. The Statement of Significance and the Heritage
Conservation Plan are contained in HRA Bylaw 7834, 2016 in Appendix C.
4.2

Sustainability

Retaining existing livable housing is a fundamental aspect of sustainable development. The
existing house would be retained and protected so as to be assured of many years of use.
There is one tree and several large shrubs in the front yard that will not be affected by the
application.
Proximity To Transit Services
Transit Service
Normal Walking Distance Project Distance
SkyTrain Station
800 m./2,625 ft.
600 m./1,970 ft.
Frequent Transit Network 400 m./1,312 ft.
357 m./1,170 ft.
The property is within normal walking distance of the SkyTrain and the Frequent Transit
Network.
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PROCESS

5.1

Application Review Process

May 2, 2016

Application made
Preliminary Report to Land Use and Planning Committee
Applicant Presentation to the Community Heritage
Commission for Formal Review
Applicant Public Open House and Presentation to Queen’s
Park Residents’ Association
Applicant Presentation to Advisory Planning Commission
for Formal Review
Report to Land Use and Planning Committee Re:
Consideration of First and Second Readings of Heritage
Bylaws
Council Consideration of First and Second Readings of
Heritage Bylaws
Public Hearing and Consideration of Third Reading of
Heritage Bylaws
5.2

5

December 8, 2015
January 18, 2016
February 3, 2016
February 21, 2016
March 15, 2016
May 2, 2016

May 9, 2016
May 30, 2016

Public Consultation

The application has been presented to the Community Heritage Commission and the
Advisory Planning Commission. Both groups voted unanimously in support of the
application (APC Minutes in Appendix 2).
The proposal was presented to the applicants’ neighbours at a public open house and to the
Queen’s Park Residents’ Association. All attendees of the open house were in support of the
application. The QPRA voted unanimously in support of the application (letter of support
attached in Appendix 5).

6.0

ADOPTION AND SERVICING REQUIREMENTS

There are no adoption or servicing requirements for this application.

7.0

OPTIONS FOR CONSIDERATON

The following options are presented for the Land Use and Planning Committee’s
consideration:
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1. That the Land Use and Planning Committee recommend Council consider Heritage
Revitalization Agreement Bylaw No. 7834, 2016 to rezone 313 Queen’s Avenue fro m
Single Detached Dwelling District (RS-1) to Single Detached Dwelling District
(RS-1)/Heritage Revitalization Agreement and Heritage Designation Bylaw No. 7835,
2016 for First and Second Readings, and forward the bylaws to a Public Hearing on
May 30, 2016.
2. That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Option 1.

ATTACHMENTS
Attachment
Attachment
Attachment
Attachment
Attachment

1: Land Use Map
2: Excerpt from March 15, 2016 APC Meeting Minutes
3: Heritage Revitalization Agreement Bylaw 7834, 2016
4: Heritage Designation Bylaw 7835, 2016
5: Letter of Support from Queen's Park Residents' Association

This report has been prepared by:
David Guiney, Senior Planning Analyst
This report was reviewed by:
Jackie Teed, Manager of Planning

Beverly Grieve
Director of Development Services
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Attachment 1
Neighbourhood Land Use Map

Light Yellow is single family residential, Red is commercial, Dark yellow is multi-family, Green is civic/institutional (e.g. parks,
churchs), Purple and Pink are mixed use

Attachment 2
Excerpt from March 15, 2016 Advisory
Planning Commission Meeting Minutes

4.2

313 Queen’s Ave

HER00565

David Guiney, Senior Planning Analyst, summarized the report dated March 15,
2016, regarding an application that has been received for a Heritage Revitalization
Agreement (HRA) for 313 Queen’s Avenue (shown hatched on the map) in order
to add floor space to the house in exchange for long-term legal protection. The
floor space ratio would increase from the existing 0.53 to 0.60. Other existing nonconforming elements would be regularized through the HRA. These are the rear
yard, the left side yard and the rear setback of the garage.
Maria Kidney, Applicant, provided an on-table PowerPoint presentation
summarizing the proposal as outlined in the report dated March 15, 2016.
Mr. Guiney advised that notification was sent to the following:
-the surrounding neighbourhood within 100 metres (46 notices);
-All Residents’ Associations;
-the Board of School Trustees;
-Superintendent of Schools; and,
-the New Westminster Heritage Preservation Society.
In response to questions from the Commission, Julie Schueck, Heritage Planner,
advised that the proposed addition could appear similar or different to the rest of
the house, however it must be distinguishable as new. Leigh Merchant, Designer,
advised that the proposed dormer for the second storey addition would be
consistent with the rest of the house.
Discussion ensued, and the Commission expressed support for the project. The
Commission noted that the project would provide a modest increase in density and
the additions would be discrete.
MOVED and SECONDED
THAT the application for a Heritage Revitalization Agreement for property located at
313 Queen’s Avenue be supported.
CARRIED.
All members of the Commission present voted in favour of the motion.

Attachment 3
Heritage Revitalization Agreement Bylaw
7834, 2016

CORPORATION OF THE CITY OF NEW WESTMINSTER
HERITAGE REVITALIZATION AGREEMENT (313 QUEEN’S AVENUE)
BYLAW NO. 7834, 2016
A Bylaw to enter into a Heritage Revitalization Agreement under
Section 966 of the Local Government Act

WHEREAS the City of New Westminster and the owners of the property located at 313 Queen’s
Avenue wish to enter into a Heritage Revitalization Agreement in respect of that property;
NOW THEREFORE, the Council of the City of New Westminster enacts as follows:
1

Citation
1.

2

This Bylaw may be cited as “Heritage Revitalization Agreement (313 Queen’s Avenue)
Bylaw No. 7834, 2016”.

Heritage Revitalization Agreement
2.

The City of New Westminster enters into a Heritage Revitalization Agreement with the
registered owners of that property located at 313 Queen’s Avenue, New Westminster,
British Columbia, legally described as PID: 000-629-821, Lot 4 except: westerly 49 feet said
westerly 49 feet having a frontage of 49 feet on Queens Avenue by full depth of lot and
adjoining Lot 1 of Lot 11 Plan 2620, of Lot 10 Suburban Block 5 Plan 2620.

3.

The Mayor and City Clerk are authorized on behalf of the City of New Westminster Council
to sign and seal the Heritage Revitalization Agreement attached to this bylaw as Schedule
“A”.

READ A FIRST TIME this ___ day of ______________, 2016.
READ A SECOND TIME this ___ day of _____________, 2016.
PUBLIC HEARING held this ___ day of _____________, 2016.
READ A THIRD TIME this ___ day of ________________, 2016.
ADOPTED this ___ day of ______________, 2016.

Mayor

City Clerk

2
SCHEDULE “A”
HERITAGE REVITALIZATION AGREEMENT (313 QUEEN’S AVENUE)
THIS AGREEMENT dated for reference the 1st day of May, 2016 is
BETWEEN:
ROBERT HIRZER and MARIA RAPHAEL KIDNEY, 313 Queens Avenue, New
Westminster, British Columbia, V3L 2R8, as joint tenants
(together, the “Owners”)
AND:
CORPORATION OF THE CITY OF NEW WESTMINSTER, City Hall, 511 Royal
Avenue, New Westminster, British Columbia, V3L 1H9
(the “City”)
WHEREAS:
A.

The Owners are the registered owners in fee simple of the lands and all improvements
located at 313 Queen’s Avenue, New Westminster, British Columbia, legally described as
PID: 000-629-821, Lot 4 except: westerly 49 feet said westerly 49 feet having a frontage of
49 feet on Queens Avenue by full depth of lot and adjoining Lot 1 of Lot 11 Plan 2620, of
Lot 10 Suburban Block 5 Plan 2620 (the “Lands”);

B.

There is one principal building currently situated on the Lands, known as the Thomas &
Lenore Ryall House (the “Heritage Building”), which building is shown on the site plan
attached as Appendix 1;

C.

The Owners wish to alter the Heritage Building by enlarging an upper floor bedroom and by
building a rear addition (together, the “Alterations”);

D.

The City and the Owners agree that the Heritage Building has heritage value and should be
conserved;

E.

Section 610 of the Local Government Act, [RSBC 2015] Chapter 1 authorizes a local
government to enter into a Heritage Revitalization Agreement with the owner of heritage
property, and to allow variations of, and supplements to, the provisions of a bylaw or a
permit issued under Part 14 or Part 15 of the Local Government Act;

F.

The Owners and the City have agreed to enter into this Heritage Revitalization Agreement
setting out the terms and conditions by which the heritage value of the Heritage Building is
to be preserved and protected, in return for specified supplements and variances to City
bylaws;

3
THIS AGREEMENT is evidence that in consideration of the sum of ten dollars ($10.00) now paid by
each party to the other and for other good and valuable consideration (the receipt of which each
party hereby acknowledges) the Owners and the City each covenant with the other pursuant to
Section 610 of the Local Government Act, as follows:
3

Conservation Work
1.

Upon execution of this Agreement, the Owners shall promptly commence the preservation,
rehabilitation, and restoration of the Heritage Building (the “Work”) in accordance with the
“Heritage Conservation Plan – Thomas & Lenore Ryall House” prepared by Ance Heritage
Consulting and dated December, 2015, a copy of which is attached as Appendix 2 (the
“Conservation Plan”).

2.

Prior to commencement of the Work, the Owners shall obtain from the City all necessary
permits and licenses, including a heritage alteration permit.

3.

The Work shall be done at the Owners’ sole expense in accordance with generally accepted
engineering, architectural, and heritage conservation practices. If any conflict or ambiguity
arises in the interpretation of Appendix 2, the parties agree that the conflict or ambiguity
shall be resolved in accordance with the Standards and Guidelines for the Conservation of
Historic Places in Canada, published by Parks Canada in 2003.

4.

The Owners shall, at the Owners’ sole expense, engage a member of the Architectural
Institute of British Columbia or the Association of Professional Engineers and Geoscientists
of British Columbia (the “Registered Professional”) to oversee the Work and to perform the
duties set out in section 5 of this Agreement.

5.

The Registered Professional shall:
(a)

prior to commencement of the Work, provide to the City an executed and sealed
Confirmation of Commitment in the form attached as Appendix 3;

(b)

erect on the Lands and keep erected throughout the course of the Work, a sign of
sufficient size and visibility to effectively notify contractors and tradespersons
entering onto the Lands that the Work involves protected heritage property and is
being carried out for heritage conservation purposes;

(c)

obtain approval from the City’s Heritage Planner for any changes to the Work, and
obtain any amended permits that may be required for such changes to the Work,
including a building permit and heritage alteration permit as required by the City;

(d)

upon substantial completion of the Work, provide to the City an executed and
sealed Certification of Compliance in the form attached as Appendix 4; and

(e)

notify the City within one business day if the Registered Professional’s engagement
by the Owners is terminated for any reason.

4
4

Timing and Phasing of Restoration Work
6.

5

Ongoing Maintenance
7.

6

8

Following completion of the Work, the Owners shall maintain the Heritage Building in good
repair in accordance with the maintenance requirements set out in the Conservation Plan
and the maintenance standards set out in New Westminster Heritage Properties Minimum
Maintenance Standards Bylaw No. 6498, 1998, as amended or replaced from time to time,
and, in the event that Bylaw No. 6498 is repealed and not replaced, the Owners shall
continue to maintain the Heritage Building to the standards that applied under Bylaw No.
6498 immediately prior to its repeal.

Construction of Alterations
8.

7

The Owners shall commence and complete all actions required for the completion of the
Work, as set out in the Conservation Plan in Appendix 2, within two (2) years following the
date of adoption of the Bylaw authorizing this Agreement.

The Owners shall construct the Alterations in strict accordance with the design plans and
specifications prepared by Leigh Merchant, dated March 21, 2016, and attached hereto as
Appendix 5 (the “Approved Plans”), full-size copies of which plans and specifications are on
file at the New Westminster City Hall. The Owners agree that the City may,
notwithstanding that such a permit may be issuable under the City’s zoning and building
regulations and the BC Building Code, withhold a building permit applied for in respect of
the Alterations if the alterations the Owners wish to construct are not in accordance with
the Approved Plans.

Damage to or Destruction of Heritage Building
9.

If the Heritage Building is damaged, the Owners shall obtain a heritage alteration permit
and any other necessary permits and licenses and, in a timely manner, shall restore and
repair the Heritage Building to the same condition and appearance that existed before the
damage occurred.

10.

If, in the opinion of the City, the Heritage Building is completely destroyed, the Owners
shall construct a replica, using contemporary materials if necessary, of the Heritage
Building that complies in all respects with the Conservation Plan in Appendix 2 and with
City of New Westminster Zoning Bylaw No. 6680, 2001, as varied by this Agreement, after
having obtained a heritage alteration permit and any other necessary permits and licenses.

11.

The Owners shall use their best efforts to commence and complete any repairs to the
Heritage Building, or the construction of any replica building, with reasonable dispatch.

Heritage Designation
12.

The Owners irrevocably agree to the designation of the Heritage Building as protected
heritage property, in accordance with Section 611 of the Local Government Act, and

5
release the City from any obligation to compensate the Owners in any form for any
reduction in the market value of the Lands or the Heritage Building that may result from
the designation.
9

Variances to City’s Zoning Bylaw
13.

10

Interpretation
14.

11

Following completion of the Work in accordance with this Agreement, the Owners shall not
alter the heritage character or the exterior appearance of the Heritage Building, except as
permitted by a heritage alteration permit issued by the City.

Statutory Authority Retained
18.

15

Unless otherwise stated in this Agreement or in the Conservation Plan, the terms and
conditions of this Agreement respecting the Heritage Building apply only to the structure
and exterior of the building, including without limitation the foundation, walls, roof, and all
exterior doors, windows and architectural ornamentation.

Future Alterations
17.

14

The Owners acknowledge and agree that, except as expressly varied by this Agreement,
any development or use of the Lands, including any preservation, rehabilitation,
restoration, repairs, and alterations done with respect to the Heritage Building, must
comply with all applicable bylaws of the City.

No Application to Building Interiors
16.

13

In this Agreement, “Owners” shall mean all registered owners of the Lands or subsequent
registered owners of the Lands, as the context requires or permits.

Conformity with City Bylaws
15.

12

City of New Westminster Zoning Bylaw No. 6680, 2001, is varied and supplemented in its
application to the Lands in the manner and to the extent provided and attached as
Appendix 6.

Nothing in this Agreement shall limit, impair, fetter or derogate from the statutory powers
of the City, all of which powers may be exercised by the City from time to time and at any
time to the fullest extent that the City is enabled.

Indemnity
19.

The Owners hereby release, indemnify, and save the City, its officers, employees, elected
officials, agents and assigns harmless from and against any and all actions, causes of action,
losses, damages, costs, claims, debts and demands whatsoever by any person, arising out
of or in any way due to the existence or effect of any of the restrictions or requirements in

6
this Agreement, or the breach or non-performance by the Owners of any term or provision
of this Agreement, or by reason of any work or action of the Owners in performance of
their obligations under this Agreement or by reason of any wrongful act or omission,
default, or negligence of the Owners.
20.

In no case shall the City be liable or responsible in any way for:
(a)

any personal injury, death or consequential damage of any nature whatsoever,
howsoever caused, that be suffered or sustained by the Owners or by any other
person who may be on the Lands; or

(b)

any loss or damage of any nature whatsoever, howsoever caused to the Lands, or
any improvements or personal property thereon belonging to the Owners or to any
other person,

arising directly or indirectly from compliance with the restrictions and requirements in this
Agreement, wrongful or negligent failure or omission to comply with the restrictions and
requirements in this Agreement or refusal, omission or failure of the City to enforce or
require compliance by the Owners with the restrictions or requirements in this Agreement
or with any other term, condition, or provision of this Agreement.
16

No Waiver
21.

17

Inspection
22.

18

No restrictions, requirements, or other provisions of this Agreement shall be deemed to
have been waived by the City unless a written waiver signed by an officer of the City has
first been obtained, and without limiting the generality of the foregoing, no condoning,
excusing or overlooking by the City on previous occasions of any default, nor any previous
written waiver, shall be taken to operate as a waiver by the City of any subsequent default
or in any way defeat or affect the rights and remedies of the City.

Upon request by the City, the Owners shall advise or cause the Registered Professional to
advise the City’s Development Services Department, Planning Division, of the status of the
Work, and, without limiting the City’s power of inspection conferred by statute and in
addition to such powers, the City shall be entitled at all reasonable times and from time to
time to enter onto the Lands for the purpose of ensuring that the Owners are fully
observing and performing all of the restrictions and requirements in this Agreement to be
observed and performed by the Owners.

Enforcement of Agreement
23.

The Owners acknowledge that it is an offence under Section 621(1)(a) of the Local
Government Act to, without the authority of a heritage alteration permit, do anything for
which a heritage alteration permit is required under the Local Government Act, punishable
by a fine of up to $50,000.00 or imprisonment for a term of up to 2 years, or both.

7
24.

The Owners acknowledge that it is an offence under Section 621(1)(b) of the Local
Government Act to fail to comply with the requirements and conditions of a heritage
alteration permit, punishable by a fine of up to $50,000.00 or imprisonment for a term of
up to 2 years, or both.

25.

The Owners acknowledge that it is an offence under Section 621(1)(c) of the Local
Government Act to alter the Lands or the Heritage Building in contravention of this
Agreement, punishable by a fine of up to $50,000.00 or imprisonment for a term of up to 2
years, or both.

26.

The Owners acknowledge that, if the Owners alter the Lands or the Heritage Building
without a heritage alteration permit or in contravention of a heritage alteration permit
(where such a permit is required), or in contravention of this Agreement, the City may
apply to the British Columbia Supreme Court for:
(a)

an order that the Owners restore the Lands or the Heritage Building, or both, to
their condition before the contravention;

(b)

an order that the Owners undertake compensatory conservation work on the Lands
or the Heritage Building, or both;

(c)

an order requiring the Owners to take other measures specified by the Court to
ameliorate the effects of the contravention; and

(d)

an order authorizing the City to perform any and all such work at the expense of the
Owners.

27.

The Owners acknowledge that if the City undertakes work to satisfy the terms,
requirements or conditions of any heritage alteration permit issued to the Owners
pursuant to this Agreement upon the Owners’ failure to do so, the City may add the cost of
the work and any incidental expenses to the taxes payable with respect to the Lands, or
may recover the cost from any security that the Owners have provided to the City to
guarantee the performance of the terms, requirements or conditions of the permit, or
both.

28.

The Owners acknowledge that the City may file a notice on title to the Lands in the land
title office if the terms and conditions of this Agreement have been contravened.

29.

The City may notify the Owners in writing of any alleged breach of this Agreement and the
Owners shall have the time specified in the notice to remedy the breach. In the event that
the Owners fail to remedy the breach within the time specified, the City may enforce this
Agreement by:
(a)

seeking an order for specific performance of the Agreement;

(b)

any other means specified in this Agreement; or

8
(c)

any means specified in the Community Charter or the Local Government Act,

and the City’s resort to any remedy for a breach of this Agreement does not limit its right
to resort to any other remedy available at law or in equity.
19

Headings
30.

20

Appendices
31.

21

All appendices to this Agreement are incorporated into and form part of this Agreement.

Number and Gender
32.

22

The headings in this Agreement are inserted for convenience only and shall not affect the
interpretation of this Agreement or any of its provisions.

Whenever the singular or masculine or neuter is used in this Agreement, the same shall be
construed to mean the plural or feminine or body corporate where the context so requires.

Successors Bound
33.

All restrictions, rights and liabilities herein imposed upon or given to the respective parties
shall extend to and be binding upon their respective heirs, executors, administrators,
successors and assigns.

IN WITNESS WHEREOF the Owners and the City have executed this Agreement as of the date
written above.
Signed, Sealed and Delivered in the )
presence of:
)
)
)
Name
)
)
)
Address
)
)
)
Occupation
)
)

ROBERT HIRZER

MARIA RAPHAEL KIDNEY

9

CORPORATION OF THE CITY OF NEW
)
WESTMINSTER by its authorized signatories: )
)
)
Mayor:
)
)
)
City Clerk:
)
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Statement of Signiﬁcance

Description of Historic Place
The Thomas & Lenore Ryall House is a one-and-one-half storey, wood-framed dwelling located on
Queen’s Avenue about mid-block between Third and Fourth Streets in the Queen’s Park neighbourhood of
New Westminster. The asymmetrically designed house is set back in its lot leaving a generous front yard,
and features a projecting wing with a steep, front gable which intersects with stepped gables in the rear.
Heritage Values of Historic Place
Built in 1940, the Thomas & Lenore Ryall House is historically signiﬁcant for its connection to the late
1930s - 1940 development in historic Queen’s Park, a neighbourhood considered the most prestigious
residential area of New Westminster. Queen’s Park character is mostly deﬁned by its “upper-class”’ homes
of the 1890s and early 1910s. The house is signiﬁcant for its association with a later wave of residential
development which introduced new architectural styles to the neighbourhood and ﬁlled in the remaining
unbuilt lots, sometimes through subdivision of larger properties. The engagement of high proﬁle architects
for the design of many of these late 1930s - 1940 custom homes such as R. A. Berwick, McCarter &
Nairne and C.B.K. Van Norman, reﬂects the neighbourhood’s maintained afﬂuent character and status half
a century into its establishment.
This house has social heritage value as the second generation residence on the Ryall property, a family
well-known in early New Westminster for its patriarch Herbert Ryall who was a local drug store owner,
professional athlete and community leader. Herbert Ryall (1867-1939) built the ﬁrst family residence here in
1903, on a property that included the adjacent lot to the west, and after his death the property was
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subdivided by son Thomas Ryall who had the ﬁrst house demolished and this dwelling built on the
remaining eastern half.
The property’s association with Herb Ryall and early organized sports in New Westminster is ampliﬁed by
its close location to Queen’s Park where Lacrosse games were played and by subsequent New
Westminster Salmonbellies players who lived in the house and the neighbouring 315 Queen’s Avenue.
Ryall’s 50-year contribution to local sports clubs, events, facilities and fundraising was so inﬂuential that a
city park was named after him upon his death (Ryall Park - 1940).
The house is additionally valued as a residential design by architect Robert Alexander Dean Berwick
(1909-1974); the middle one of three consecutive commissions of his on the 300 block of Queen’s Avenue
between 1939 and 1940. Berwick was partner in the proliﬁc Vancouver-based ﬁrm Sharp, Thompson,
Berwick & Pratt that was responsible for some of the regions most inﬂuential Mid-Century Modern
buildings including the BC Electric Building (1957) and is remembered as the birthplace for subsequent
famous architects such as Barry Downs, Paul Merrick, Arthur Erickson and Ron Thom.
Aesthetically, this building is signiﬁcant as a good example of the late 1930s residential architectural trend
for Romantic English Revival styles - a favoured house style in neighbourhoods all over the Lower Mainland
until the early 1940s. Popular designs included variations on Tudor, English Cottage and Storybook
homes, and as with the subject house, typically featured one-and-one-half storey asymmetrical forms, with
over-sized steeply pitched roofs.
The house has historic heritage values for its continuous use as a single-family dwelling and a long-term
home for several local families over the decades, who like Herb Ryall, mostly worked in health care.
Thomas & Lenore Ryall lived here with their three children for the ﬁrst 13 years. Other long-term owners
were the Dr. Watson family (22 years 1955-1975) and Dr. Robert Hirzer and Dr. Maria Kidney (28 years
1987-current).
Character Deﬁning Elements
•

Location on Queen’s Avenue, facing Tipperary Park, in the Queen’s Park neighbourhood of New Westminster

•

Siting towards the back (north) of the lot with deep front yard

•

Continuous residential use since 1940

•

Residential form, scale and massing as expressed by its one-and-one-half storey height with projecting frontgabled wing

•

Complex intersecting roof form with steep pitches and deeply overhanging eaves, and minimal gable end roof
overhangs. There is a front gable with gable dormer on the west ﬁeld, and two stepped side gables intersecting
at the back.

•

Stucco cladding on ﬁrst storey and wide lapped wood siding on upper storey (on gables and dormers).
Decorative bargeboards and four decorative timber beam ends at the projecting wing on the facade

•

Vertical, divided-light wood casement windows in combinations of single, double and triple assemblies; large box
bay window on the facade

•

Narrow and low proﬁle window and door wood trims and sills

•

Two random stone chimneys (‘end wall’ on the east elevation, ‘internal’ in the side gable)

•

Random stone curved pathway, entrance landing and columns

•

Wood front door - V-joint planks with decorative, oversized metal strap hinges
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Fire insurance maps 1913-1957
The above partial view of a 1913 ﬁre insurance map for New Westminster, shows the subject house’s
immediate area. There appear to be several undeveloped lots still available on the eve of WWI, but the
halt in construction until the early 1920s will freeze this situation in time. The subject property, in 1913
still a double lot, is outlined in red. The square dwelling visible on the property is the ﬁrst Ryall
residence, built by Herb Ryall in 1903. On the eastern corner is the Rand mansion designed by
architect G. W. Grant in 1891, demolished in 1925 for the existing James Galbraith house.

left: A partial view of plate 120 from Goad
atlas for Vancouver (New Westminster vol
III) - 1913. Below: a revised version of the
same map from 1919.
credit: New Westminster Public Library
Special Collections

A revised version of the same map (above), shows more detail of the homes on the block. The ﬁrst
Ryall house is a 2 storey structure (largely expanded since 1913) and a garage added at the back
from 1916. Note: the original address 377 Queens has been crossed out to reﬂect 313.
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Partial view of plate 31, ﬁre
insurance map for New Westminster
1957. credit: New Westminster
Public Library Special Collections

The subsequent ﬁre insurance map was created in 1957 and shows the neighbourhood completely ﬁlled
out. The ‘new’ Ryall residence built 17 years earlier is outlined in red. The neighbouring 315 Queen’s
Avenue, which once was part of the Ryall property is now a residence on a separate title, built the same
year as 313 Queens, and designed by the same architect for dentist Jack Pentland. Pentland was 12
years older than Thomas Ryall but it is very probable that their families were close friends. Their fathers
(Ned Pentland and Herb Ryall) played professionally on the Salmonbellies team together and their families
vacationed in Crescent Beach in the 1920s at the same time. Jack was a Lacrosse player as well. The
third dwelling by Berwick on the block, for Dr. Chambers at 307 Queens, was the ﬁrst of the three to be
built.
Interwar residential development on Queen’s Avenue
In the interwar years Queens Park saw a signiﬁcant wave of residential development, partially involving
subdivision of some of the larger lots and the introduction of new houses, but in many cases involving the
demolition of the original 1890s Queens Park homes and their replacement with custom designed
dwellings by renowned local architects. Most of this development occurred between 1938 and 1940.
Below are 18 examples on Queens Avenue by address, detailing construction year and architect (if there
was one):
101 - R. A. Berwick 1939
107 - 1938
109 - McCarter & Nairne 1938
110 - J. B. Whitburn 1922
111- 1938 (second generation)
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Condition Assessment
Overall the building is in excellent condition.
a. Structure
The exterior building lines are true to the eye, there is no visual evidence of structural distortion, settlement
or obvious failures.
b. Foundations and Masonry
Concrete foundations are sound and there is no evidence of moisture damage in the basement. The two
random stone chimneys are in excellent condition, recently repointed and cleaned. The random stone
pathway, entrance landing and columns are all in excellent condition. The stucco cladding on the main
level is well maintained, recently painted and not in need of any repairs.
c. General Wood Elements
Rot was not identiﬁed in any exterior wood elements. The wide lapped wood siding on the upper storey,
gables and dormers is in excellent condition, recently painted and not in need of repairs. Some of the
original bargeboards with extended tails have been replaced with newer boards in the same dimensions as
the original. Both original and newer bargeboards are in good condition. Decorative timber beam ends at
the projecting main gable are in excellent condition.
d. Rooﬁng and waterworks
The existing asphalt roof, gutters and downspouts were recently installed and are in new condition.

current photo of the roof plane and random stone
chimney on the eastern elevation.

current photo of projecting main gable and decorative
timber beam ends on the facade (southern elevation).
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e. Windows and Doors
Original divided-light, casement wood windows are in fair condition and are all in need of weatherstripping, repainting and minor repairs. The box bay window on the front and the french doors at the back
(west side) are exhibiting putty failure in certain panes - requiring more detailed repair. All of the upper
storey windows have been replaced with replica double-glazed wood windows. These windows are also in
fair condition exhibiting moisture ingress between the two glass panes in the insulating glazing unit. Some
reglazing or even window assembly replacement may be needed. The projecting wood window sills are in
good condition.

Original divided-light, casement wood windows at the rear of the house.

The front door and more original wood windows.

Window and door frames are generally in good condition requiring only expected repair and repainting.
The slim wood trim mouldings around the windows and doors has been recently painted and is in
excellent condition. The original wood front door - (V-joint planks with decorative, oversized metal strap
hinges) is in good condition.

Recommended Conservation Procedures
The following procedures are according to conservation standards for historic buildings as established by
the Parks Canada, Historic Places Initiative (HPI) and listed in Standards & Guidelines for the Conservation
of Historic Places in Canada.
Preservation: The action or process of protecting, maintaining and/or stabilizing the existing materials,
form and integrity of an historic place or of an individual component, while protecting its heritage value.
Restoration: The action or process of accurately revealing, recovering or representing the state of a
historic place or of an individual component, as it appeared at a particular period in its history, while
protecting its heritage value.
Rehabilitation: The action or process of making possible a continuing or compatible contemporary use of
an historic place or of an individual component, through repair, alterations, and/or additions, while
protecting its heritage value.
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a. Structure - Preservation and Rehabilitation:
No visible or major alteration is planned for the existing house - its exterior form, elements and ﬁnishes will
be preserved. A single-storey, pitched roof addition will be attached to the existing kitchen as an 18’ x 19’
family room at the rear. This will involve the removal of the existing exterior 12 foot projecting kitchen wall
and a non-original bay window. The existing exterior door opening on the wall to be removed will become
an interior passageway connecting the kitchen and the new extension.
b. Roof and Rainwater Works - Preservation:
No alterations are planned for the roofs or rainwater works; their exterior form, elements and ﬁnishes will
be preserved.
c. Masonry and Foundation - Preservation:
No alterations are planned for the foundation, stone chimneys, pathway, landing or pillars - their exterior
form, elements and ﬁnishes will be preserved.
d. Cladding and Trimwork - Preservation:
No alterations are planned for the exterior wood cladding and trimwork, nor for the stucco cladding on the
ﬁrst level- their form, elements and ﬁnishes will be preserved.
e. Windows and Doors - Preservation and Rehabilitation:
No alterations are planned for the building’s wood windows. It has been noted that the windows are in
need of repair, maintenance and repainting. As the building’s wood windows feature divided lights, any ‘inkind’ repair and/or replacement should preserve and/or restore their speciﬁc conﬁguration of window
panes and muntin proﬁles. This work can involve:
1. some degree of interior and exterior paint removal
2. removal and ‘in-kind’ repair of sash (including ‘in-kind’ reglazing and reputtying where necessary)
3. repairs to the frame
4. weatherstripping
5. reinstallation of the sash
6. repainting

No alterations are planned for the original front door.
The single-storey addition proposed at the rear of the house (off the kitchen) will feature new contemporary
style wood doors and windows as per approved drawings.
Finishes - Preservation:
Current exterior paint ﬁnish is in excellent condition and the colour is era-appropriate to the house design. When
the house is repainted, the colour scheme should remain a light body (in a natural tone such as ochre, cream or
grey), with a dark roof and trim (brown, black, grey, green or red) as was typical of late 1930s and early 1940s
English Revival homes. The windows can be painted in white or in the dark trim colour. The roof shingle and
chimney stone colour are both crucial contributors to the overall colour scheme. The chimneys are to remain
unpainted, preserving their natural dark grey and brown tones. The roof shingle colour is to remain dark - black,
brown or grey. The front door is to remain unpainted (natural wood colour) and can be clear ﬁnished. Refer to
Future Changes section for a suggested/optional colour scheme.
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•

Review exterior, and interior where visible, for signs of undue settlement, deformation or cracking
of foundation and if encountered seek advice from Professional Engineer.

•

Ensure perimeter drainage piping is functioning satisfactorily by ﬂushing and/or professional
inspection every 3-5 years.

•

Inspect basement interior for signs of moisture migrating through foundation walls or the slab-ongrade in the form of eﬄorescence (a white powder on concrete) or staining of ﬁnishes. A "smell
test" for musty air can indicate a moisture problem.

c.
•

d.

Masonry
Review structural integrity for deformation, leaning, cracked bricks and if encountered seek advice
from Professional Engineer as may be related to foundation problem.
Wood Elements

•

In the wet coastal climate of British Columbia maintaining integrity of exterior wood elements is
critical in preventing water ingress into buildings.

•

Annually inspect wood elements for signs of deterioration mechanisms, identify source of problem
and take corrective repair/replacement action:

o wood in contact with ground or plantings;
o excessive cupping, loose knots, cracks or splits;
o open wood-to-wood joints or loose/missing fasteners;
o attack from biological growth (moss, moulds, etc.) or infestations (carpenter ants, etc.);
o animal damage or accumulations (chewed holes, nesting, bird/rodent droppings) USE HAZARDOUS
MATERIALS PROCEDURES;
o signs of water ingress (rot, staining, mould, infestation).
•

Closely inspect highly exposed wood elements such as porches, railings and stairs for
deterioration. Anticipate replacement in kind of these elements every 10-15 years.

•

Inspect paint ﬁnishes every 3-5 years and expect full repainting every 7-10 years. Look for:

o bubbling, cracks, "alligatoring" or crazing, wrinkles, ﬂaking, peeling or powdering;
o excessive fading of colours, especially dark tones;
•

Note repainting shall be in historic colours approved for the HRA unless altered by Heritage
Alteration Permit (HAP) issued by the Local Authority.

•

Inspect visible caulking joints for continuity and shrinkage. Expect to redo caulking every 3-5
years.
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Review metal ﬂashings to ensure water runoﬀ properly directed to the exterior and that ﬂashing joints
are intact.
e.

Windows and Doors

•

Annually check integrity of window glazing putty for drying, cracking or loss.

•

Replace cracked or broken glass as it occurs.

•

Check satisfactory operation of windows and doors. Poor operation can be a sign of building
settlement distorting the frame, or sashes or doors may be warped.

•

Check condition and operation of hardware for rust or breakage. Lubricate annually.

•

Inspect weather stripping for excessive wear and integrity.

f.
•

Rooﬁng and Rainwater Works
Inspect roof condition every 5 years, looking for:

o loose, split or missing shingles, especially at edges, ridges and hips;
o excessive moss growth and/or accumulation of debris from adjacent trees;
o ﬂashings functioning properly to shed water down slope, especially at chimney.
•

Remove roof debris and moss with gentle sweeping and low-pressure hose.

•

Plan for roof replacement at 18-22 years or longer.

•

Annually inspect and clean gutters, ﬂush out downpipes. Ensure gutters positively slope to
downpipes, there are no leaks or water splashing onto building.

•

Ensure gutter hangers and rainwater system elements intact and secure.

•

Ensure downpipes inserted into collection piping stub-outs at grade and/or directed away from
building onto concrete splash pads.

g.

General Cleaning

•

Building exterior should be regularly cleaned depending on build up of atmospheric soot,
biological growth and/or dirt up-splash from ground.

•

Cleaning prevents buildup of deleterious materials which can lead to premature and avoidable
maintenance problems.

•

Windows, doors and rainwater works should be cleaned annually.

•

When cleaning always use gentlest means possible such as soft bristle brush and low-pressure
hose. Use mild cleaner if necessary such as diluted TSP or Simple Green©.

•

Do not use high-pressure washing as it will lead to excessive damage to ﬁnishes, seals, caulking
and wood elements, and it will drive water into wall assemblies and lead to bigger problems.

_________________________________________________________________________
Ance Heritage Consulting :: 739 Campbell Avenue, Vancouver BC V6A 3K7 tel: 604.722.3074 :: Page 18

Heritage Conservation Plan

::

313 Queen’s Avenue, New Westminster

::

December 2015

Current Photographs

front view (south)

back view (north)
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Heritage Conservation Plan

::

313 Queen’s Avenue, New Westminster

::

December 2015

side view (east)

side view (west)
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APPENDIX 3
CONFIRMATION OF COMMITMENT BY REGISTERED PROFESSIONAL

Date: _________________

City of New Westminster
511 Royal Avenue
New Westminster, B.C. V3L 1H9
Attention: Director of Development Services
Re: Heritage Revitalization Agreement for 313 Queen’s Avenue

The undersigned hereby undertakes to be responsible for field reviews of the construction carried
out at the captioned address for compliance with the requirements of Appendix 2 of the Heritage
Revitalization Agreement applicable to the property, which the undersigned acknowledges having
received and reviewed, and undertakes to notify the City of New Westminster in writing as soon as
possible if the undersigned’s contract for field review is terminated at any time during
construction. The undersigned hereby further undertakes to deliver copies of all field reviews to
the City of New Westminster Planning Division. This letter is not being provided in connection with
Part 2 of the British Columbia Building Code, but in connection only with the requirements of the
Heritage Revitalization Agreement.

__________________________________
Registered Professional’s Name
__________________________________
Address
__________________________________
Telephone No.

Signature and Seal
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APPENDIX 4
CERTIFICATION OF REGISTERED PROFESSIONAL

Date: _______________

City of New Westminster
511 Royal Avenue
New Westminster, B.C. V3L 1H9
Attention: Director of Development Services
Re: Heritage Revitalization Agreement for 313 Queen’s Avenue
I hereby give assurance that I have fulfilled my obligations for field review as indicated in my letter
to the City of New Westminster dated _________________ in relation to the captioned property,
and that the architectural components of the work comply in all material respects with the
requirements of Appendix 2 of the Heritage Revitalization Agreement referred to in that letter.
This letter is not being provided in connection with Part 2 of the British Columbia Building Code,
but in connection only with the requirements of the Heritage Revitalization Agreement.

__________________________________
Registered Professional’s Name
__________________________________
Address
__________________________________
Telephone No.

Signature and Seal
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APPENDIX 6
VARIATIONS TO ZONING BYLAW NO. 6680, 2001

(RS-1) Requirement/Allowance

HRA Variance

0.50

0.60

Minimum Rear Yard Setback

24.78 feet
(7.55 metres)

22.80 feet
(6.95 metres)

Minimum Left Side Yard
Setback

5.00 feet
(1.52 metres)

4.80 feet
(1.46 metres)

Garage Rear Setback

5.00 feet
(1.52 metres)

0.00 feet
(0.00 metres)

Density (Maximum FSR)

Attachment 4
Heritage Designation Bylaw 7835, 2016

THE CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 7835, 2016
A bylaw of the Corporation of the City of New Westminster to designate the principal building
located at 313 Queen’s Avenue as protected heritage property.
________________________________________________________________________________
WHEREAS the Local Government Act, RSBC 2015, c.1 provides Council with authority, by bylaw, to
designate real property, in whole or in part, as protected heritage property, on terms and
conditions it considers appropriate;
AND WHEREAS the registered owners of the land located at 313 Queen’s Avenue have entered
into a heritage revitalization agreement in relation to the principal building located on the land as
authorized by Heritage Revitalization Agreement (313 Queen’s Avenue) Bylaw No. 7834, 2016 (the
“Heritage Revitalization Agreement”), have requested that Council designate that building as
protected heritage property, and have released the City from any obligation to compensate the
registered owners for the effect of such designation;
AND WHEREAS Council considers that the principal building located at 313 Queen’s Avenue has
significant heritage value and character and is a prominent and valued heritage property in the
City;
AND WHEREAS Council considers that designation of the principal building located at 313 Queen’s
Avenue as protected heritage property under the provisions of the Local Government Act is
necessary and desirable for its conservation;
NOW THEREFORE City Council of the Corporation of the City of New Westminster enacts as
follows:
1

TITLE
1.

2

INTERPRETATION
2.

3

This Bylaw may be cited for all purposes as "Heritage Designation Bylaw (313 Queen’s
Avenue) No. 7835, 2016."

In this Bylaw, the terms “heritage value”, “heritage character” and “alter” have the
corresponding meanings given to them in the Local Government Act.

DESIGNATION
3.

The principal building located on that parcel of land having a civic address of 313 Queen’s
Avenue, New Westminster, British Columbia, and legally described as PID: 000-629-821, Lot
4 except: westerly 49 feet said westerly 49 feet having a frontage of 49 feet on Queens
Avenue by full depth of lot and adjoining Lot 1 of Lot 11 Plan 2620, of Lot 10 Suburban
Block 5 Plan 2620, shown marked on the site plan attached hereto as Schedule “A” (the

C:\Users\Dguiney\Appdata\Roaming\Opentext\DM\Temp\CNW_DOCS-#858084-V1-CD_HER00566-107419-313_Queen_S_Ave_HD_Bylaw_7835-2016.DocxApr 13, 2016
9:08 PM/DG
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“Building”) is hereby designated in its entirety as protected heritage property under section
611 of the Local Government Act of British Columbia.
4

PROHIBITION
4.

5

6.

alter the exterior facade of the Building;

(b)

make a structural change to the Building including, without limitation, demolition of
the Building or any structural change resulting in demolition of the Building;

(c)

move the Building; or

(d)

alter, excavate or build on that portion of land upon which the Building is located.

Despite Section 4, the following actions may be undertaken in relation to the Building
without first obtaining a heritage alteration permit from the City:
(a)

non-structural renovations or alterations to the interior of the Building that do not
alter the exterior appearance of the Building; and

(b)

normal repairs and maintenance that do not alter the exterior appearance of the
Building.

For the purpose of section 5, “normal repairs” means the repair or replacement of nonstructural elements, components or finishing materials of the Building with elements,
components or finishing materials that are equivalent to those being replaced in terms of
heritage character, material composition, colour, dimensions and quality.

MAINTENANCE
7.

7

(a)

EXEMPTIONS
5.

6

Except as expressly permitted by Section 5 or as authorized by a heritage alteration permit
issued by the City, no person shall undertake any of the following actions, nor cause or
permit any of the following actions to be undertaken in relation to the Building:

The Building shall be maintained in good repair in accordance with the City of New
Westminster Heritage Site Minimum Maintenance Standards Bylaw No. 6498, 1998, as
amended or replaced from time to time, and, in the event that Bylaw No. 6498 is repealed
and not replaced, the Owners shall continue to maintain the Building to the standards that
applied under Bylaw No. 6498 immediately prior to its repeal.

HERITAGE ALTERATION PERMITS
8.

Where a heritage alteration permit is required under this Bylaw for a proposed action in
relation to the Building, application shall be made to the City of New Westminster

3
Development Services Department, Planning Division in the manner and on the form
prescribed, and the applicant shall pay the fee imposed by the City for such permit, if any.
9.

8

City Council, or its authorized delegate, is hereby authorized to:
(a)

issue a heritage alteration permit for situations in which the proposed action would
be consistent with the heritage protection provided for the Building under this
Bylaw and the Heritage Revitalization Agreement;

(b)

withhold the issue of a heritage alteration permit for an action which would not be
consistent with the heritage protection provided for the Building under this Bylaw
or the Heritage Revitalization Agreement;

(c)

establish and impose terms, requirements and conditions on the issue of a heritage
alteration permit that are considered to be consistent with the purpose of the
heritage protection of the Building provided under this Bylaw and the Heritage
Revitalization Agreement; and

(d)

determine whether the terms, requirements and conditions of a heritage alteration
permit have been met.

RECONSIDERATION BY COUNCIL
10.

An applicant or owner whose application for a heritage alteration permit for alteration of
the Building has been considered by an authorized delegate may apply for a
reconsideration of the matter by Council, and such reconsideration shall be without charge
to the applicant or owner.

GIVEN FIRST READING this

day of

2016.

GIVEN SECOND READING

day of

2016.

PUBLIC HEARING held this

day of

2016.

GIVEN THIRD READING this

day of

2016.

ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this
day of

2016.
_________________________________
MAYOR
_________________________________
CITY CLERK

4
SCHEDULE A
SITE PLAN

Attachment 5
Letter of Support from
Queens’ Park Residents’ Association
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

5/2/2016

From:

Beverly Grieve
Director of Development Services

File:

DVP00607

Item #:

33/2016

Subject:

413 Alberta Street: Development Variance Permit Application Preliminary Report

RECOMMENDATION
THAT the Land Use and Planning Committee request staff proceeds with the
processing of the Development Variance Permit application for 413 Alberta Street as
outlined in this report.

EXECUTIVE SUMMARY
This report provides preliminary information on a Development Variance Permit application
that will permit three variances:
1. The reconstruction of a front porch11.54 ft./3.5 m. from the front property line (the
requirement is19.29 ft./5.9 m.),
2. The construction of two dormers with roof heights of 25.5 ft./7.8 m. (the requirement
is 25.0 ft./7.6 m.) and
3. The construction of a detached garage of 440 sq. ft./41 sq. m. (the limit is 384.35 sq.
ft./35.7 sq. m.).
The front porch would replace an original front porch on the house that was removed by the
previous owner approximately 10 years ago.
The dormers will allow the creation of livable space in the upper floor and will expand the
house from 0.42 floor space ratio to the maximum 0.50.

City of New Westminster

May 2, 2016

2

The requested variances will increase the livability and viability of a 95-year-old house on a
small lot and will not result in renovations that are out of character with the street.
1.

PROPOSAL

This application will allow the re-construction of a front porch, the renovation of the upper
floor of the house to permit an ensuite master bedroom and a detached two -car garage, none
of which can be done without variances.
2.

POLICY AND REGULATIONS

2.1

Zoning Bylaw

The first variance, while relating to a General Regulation, is indirectly related to an (RS-1)
regulation. The two other variances are to (RS-1) zone regulations.
1. The purpose of the limits to front yard projections is to permit certain architectural
features and some attached unenclosed structures that do not substantially increase the
massing of the house to extend into the required front yard setback.
2. The purpose of the height limitation is to limit shading of adjacent properties and
massing out of scale with acceptable local standards.
3. The purpose of detached accessory site coverage limitations is to limit coverage of the
property to acceptable limits.
3.

BACKGROUND

3.1

Site Characteristics and Context
Zoning:
House age:

Single Detached Dwelling Districts (RS-1)
1921

Site Data:

Frontage:
Depth:
Area:

33.0 ft. (10 m.)
116.5 ft. (35.5 m.)
3,844 sq. ft. (357 sq m.)

The property is in the 409 – 438 block of Alberta St. where 81 percent of the lots (21 out of
26) are identically sized to the subject property and all have rear lane access. All lots in the
block are fairly flat although the street does slope up from Richmond Street to approximately
the middle of the block. The neighbourhood is exclusively single detached dwellings with
the exception of two cemeteries nearby on Richmond Street. A map of the neighbourhood
land use is attached in Appendix 4.
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Project Description

As a result of a major renovation undertaken by the previous owners in 2007, but abandoned
in 2012, the house at 413 Alberta St. is not livable. The applicants purchased the property in
March 2016 and would like to make the house livable for their purposes. Their plans include
creating a master ensuite bedroom on the top floor, legalizing an old illegal basement suite
and reconstructing a front porch that was part of the original 1921 design. Due to the small
lot size they are limited to just over 1,900 sq. ft./177 sq. m. of floor space. Because so little
of the upper floor has Building Code compliant headroom they are proposing to create
dormers. At the rear of the property they would like to build a two-car garage for their use.
A parking pad will provide off-street parking for the legalized suite. In order to carry out
their proposed renovations the owners have made a Development Variance Permit
application to vary the following sections of the Zoning Bylaw:
1. General Regulations
Projections into Yards
Front Yards
Sec. 190.37: The following are allowed in or may project from the building into the
required front yard:
Subsection (c): unenclosed porches, eaves, balconies and cantilevered canopies over
entrances provided that none of these shall extend into the required front yard more
than 4 feet (1.22 metres).
The required front yard for the property is 23.29 ft./7.1 m. The applicants’ designer
estimates that if the existing front yard setbacks of the nine nearest properties on the same
side of Alberta Street were averaged, as permitted by the Zoning Bylaw, an estimated
alternate required front yard setback of slightly more than 18 ft./5.5 m might be achieved.
The permitted 4 ft./1.2 m. projection would in turn allow the front porch and eave to
project to slightly more than 14 ft./4.3 m. from the property line. The front face of the
existing house is at 17.79 ft./5.4 m. The edge of the front eave on the proposed
traditionally designed front porch would be 11.54 ft./3.5 m. from the front property line.
As a result the front porch eave would extend in the required front yard 11.75 ft./3.6 m.
2. Single Detached Dwelling Districts (RS-1)
Height
Sec. 310.12: The height of the principal building shall not exceed 25 feet (7.62 metres)
The proposed dormers comprise more than 50 percent of the roof length so their height
becomes the new height for the house. Because their roof pitch is only 3.5:12, the height
to the midpoint of the dormers is 25.76 ft./7.9 m.
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3. Single Detached Dwelling Districts (RS-1)
Sec. 310.10: If detached accessory buildings
Subsection (h): shall not cover more than ten percent (10%) of the site area.
Ten percent of the site area is 384.4 sq. ft./35.7 sq. m. The proposed detached two-car
garage is 20 ft x 22 ft = 440 sq. ft. (6.1 m. x 6.7 m. = 40.9 sq. m.).
A site plan, three house elevation drawings, one garage elevation drawing and the applicants’
rationale letter are attached in the appendices.
4.

DISCUSSION

4.1

Rationale for Variance
1. The house featured a front porch from 1921 until 2007, when it was removed by the
previous owners. Although the original porch was legally non-conforming, it cannot
be rebuilt without approval of a variance to the allowed projections into the required
front yard setback. The design of the house has the main floor more than
7 ft./2.1 m. above grade and a front porch would improve the visual effect of a front
door so far off the ground. A front porch is also consistent with the Pione er Tent
design of the house. In addition to improving the appearance of the streetscape the
porch also helps to make the street safer by encouraging “eyes on the street” by
providing an attractive place for the occupants of the house to sit outside.
2. As can be seen from the front/south elevation drawing in Appendix 2, due to the
steeply gabled design and narrowness of the house (18 ft./5.5 m.), the upper floor in
its existing shape would provide very little useable habitable space. The proposed
dormers (and side addition) will allow the upper floor to accommodate a reasonably
sized ensuite master bedroom. With this additional space on the upper floor the
viability of this small old house will be extended well into the future. The floor space
ratio will be at the maximum allowable 0.50 so no further additions can be made to
the house. Because the peak will not change, the effect on views from surrounding
properties should be very minor.
3. The lot size of 3,844 sq. ft./357 sq m. means the maximum allowable detac hed garage
that could be built would be 384 sq. ft./35.7 sq. m. (10 percent of the lot area). While
a garage could be built at that size to theoretically contain two cars it would be
extremely tight. Included in the January 2008 Council Policy regarding requests for
variances is the policy that:
requests for variances to garage regulations may generally not be
supported unless specific site conditions and bylaw restrictions do not
allow for the construction of a 450 square foot garage.

Agenda Item 33/2016

City of New Westminster
4.2

May 2, 2016

5

Appropriateness of Variance vs. Board of Variance Application

The subject application could have been made with the Board of Variance. Doing so would
have required the applicants to prove hardship to the board as well as that the variances are
“minor.” The applicants have chosen to pursue the Development Variance Permit process.
5.

PROCESS
Application made
Preliminary Report to Land Use and Planning Committee
Report to Council requesting notification of Opportunity to Be
Heard
Applicant to deliver notices to neighbours within 100 m./
328 ft., advising of DVP application
Possible Opportunity to be Heard

6.

April 18, 2016
May 2, 2016
May 9, 2016
May 10, 2016
May 30, 2016

OPTONS FOR CONSIDERATON

The following options are presented for the Land Use Planning Committee’s consideration:
1. That the Land Use and Planning Committee request staff proceeds with the processing
of the Development Variance Permit application for 413 Alberta Street as outlined in
this report.
2. That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Option 1.

ATTACHMENTS
Attachment
Attachment
Attachment
Attachment

1: Site Plan
2: Elevation Drawings
3: Applicants' Rationale Letter
4: Land Use Around 413 Alberta Street
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This report has been prepared by:
David Guiney, Senior Planning Analyst
This report was reviewed by:
Jackie Teed, Manager of Planning

Beverly Grieve
Director of Development Services
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Attachment 1
Site Plan

Attachment 2
Elevation Drawings

Attachment 3
Applicants’ Rationale Letter

April 20, 2016
To the City of New Westminster Board of Variance,
Variance Application
We are seeking three variances for our newly purchased home on 413 Alberta St.
We wish to reinstate the Pre-Existing Porch on our home. The character of similar
homes, Pioneer Tent Style, is evident throughout New Westminster's neighborhoods.
The charm of our home and the beauty of the neighbourhood will benefit from the
original full width porch. Other homes on the street have a similar setback. The porch is
clearly shown on the building permit issued in 2007. We are working with a local
architect to comply with the integrity of the area.
We really want to make this home more liveable for today and increase the square
footage. The increase will be close to the maximum allowable. The unique peak of the
gable roof would remain the same. The height increase created by the dormers will
allow the top floor to be mostly all usable space.
As we are removing the basement from the main home and creating a legal secondary
suite we are requesting a Variance for a larger garage. The space would be the minimum
required to park 2 cars. A 2 car garage and parking pad will allow for parking on the
property and help to reduce congestion on the street.
Thank you for your consideration,
Ruth and Howard Van Vliet
604-861-5140, 604-828-4420

Attachment 4
Land Use Around 413 Alberta Street

Green: Parks/Open Space (cemeteries); Red: B&Bs; Yellow: Single Detached Dwelling

