REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
Notice is hereby given of the following Land Use and Planning Committee:
October 5, 2015 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.
The Consent Agenda - members may adopt in one motion all recommendations appearing
on the Consent Agenda or, prior to the vote, request an item be removed from the
Consent Agenda for debate or discussion, voting in opposition to a recommendation, or
declaring a conflict of interest with an item.
MOTION to remove items from the Consent Agenda.
MOTION to approve the recommendations for items remaining in the Consent
Agenda.
ADOPTION OF MINUTES
1.

Adoption of the September 14, 2015 Minutes
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DELEGATIONS
2.

Urban Academy OCP and Rezoning Application – 228 Manitoba Street and
101 Third Avenue
a. Staff Report dated October 5, 2015
b. Delegations

PRESENTATIONS
3.

No items.

UNFINISHED BUSINESS
4.

No Items

REPORTS FOR ACTION
5.

Queen’s Park Neighbourhood Heritage Study Draft Principles and
Implementation Strategies

CONSENT AGENDA
6.

Zoning Amendment Bylaw No. 7781, 2015 - Commercial Storage Lockers in
the C-4C District

ITEMS REMOVED FROM THE CONSENT AGENDA
DIRECTOR’S / MANAGER’S REPORT (Oral Report)
7.
NEW BUSINESS
8.

CORRESPONDENCE
9.

No items.
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ADJOURNMENT
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There is no Report with this Item.
Please see Attachment(s).
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REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
September 14, 2015 at 12:00 p.m.
Committee Room 2, City Hall

MINUTES
PRESENT:
Mayor Jonathan Coté
Councillor Patrick Johnstone
Councillor Chuck Puchmayr
GUESTS:
Councillor Jaimie McEvoy - Alternate Committee Member
Arthur Buse
- Boldwing Continuum Architects Inc.
Cheryle Beaumont
- Urban Academy
Deborah McKenzie
- Urban Academy
Jennifer Thompson
- Urban Academy
Pablo Yuste
- Omicron
STAFF:
Ms. Bev Grieve
Ms. Julie Schueck
Mr. Rupinder Basi
Mr. Jim Hurst
Ms. Julia Dysktra
Ms. Lauren Blake

- Director of Development Services
- Heritage Planner
- Senior Planner
- Planner
- Planning Assistant
- Committee Clerk

The meeting was called to order at 12:02 p.m.
ADDITIONS / DELETIONS TO THE AGENDA
There were no amendments to the agenda.
The Consent Agenda - members may adopt in one motion all recommendations appearing
on the Consent Agenda or, prior to the vote, request an item be removed from the
Consent Agenda for debate or discussion, voting in opposition to a recommendation, or
declaring a conflict of interest with an item.
September 14, 2015
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MOVED and SECONDED
THAT items 8 and 11 be removed from the Consent Agenda.
All members of Council present voted in favour of the motion.
MOVED and SECONDED
THAT the remaining items on the Consent Agenda be approved.
All members of Council present voted in favour of the motion.

CARRIED.

CARRIED.

ADOPTION OF MINUTES
1.

No items.

PRESENTATIONS
2.

No items.

UNFINISHED BUSINESS
3.

No Items

REPORTS FOR ACTION
4.

Brantford Proposal (Bent Court Project)
Rezoning Application
Julie Schueck, Heritage Planner, and Rupinder Basi, Senior Planner, provided an
On-Table PowerPoint presentation summarizing the report dated September 14,
2015.
Arthur Buse, Boldwing Continuum Architects Inc., provided an On-Table
PowerPoint presentation outlining details of the project as summarized in the
report dated September 14, 2015. With respect to the historic homes currently
located at 612 and 618 Brantford Street, Mr. Buse advised that the applicant has
proposed to sell and contribute to the cost of relocating the homes, donate and
relocate the homes to the City, or provide a free architectural historical record of
both homes to the City.
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In response to questions from the Committee, Mr. Buse provided the following
information:
• The existing context and character of the neighbourhood would be
considered during the design process;
• The proposed six story townhouse and condominium design could provide
a smooth transition from the high density buildings located along Sixth
Street to the lower density residential neighbourhood of Queen’s Park;
• The top floor units as proposed would have a loft space which would
provide access to the rooftop; and,
• The applicant would prefer to relocate the heritage homes from the
property.
In response to questions from the Committee, Bev Grieve, Director of
Development Services, Ms. Schueck and Mr. Basi provided the following
information:
• Staff did not propose live/work units for the project, as it was anticipated
that the units would not be successful in this location;
• A Heritage Revitalization Agreement (HRA) could be implemented in
order to retain the heritage homes located on the existing site, however,
there would be engineering constraints and additional costs for the
applicant to consider; and,
• The Engineering Department has requested a 11 foot wide street dedication
along Brantford Street to implement sidewalks and relocate existing
utilities underground.
Discussion ensued, and the Committee expressed support for the ground-oriented
and family-oriented aspects of the proposal. In addition, the Committee noted the
following comments:
• The proposal appears to complement the neighbourhood;
• The relocation of the heritage homes and the implementation of commercial
space could provide economic development benefits to the community;
• The heritage homes should be physically retained, although the homes may
not be required to remain at the current site;
• It was suggested that the applicant could investigate integrating one or both
of the historic homes into the proposal;
• The retention of historic homes in the area should be encouraged and
supported; and,
• The proposed Engineering requirements for the road dedication may
constrain the project and could be reconsidered or revised.
September 14, 2015
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MOVED and SECONDED
THAT the applicants be encouraged to proceed with a development application
that retains the two historic houses, either on site or via the donation of the homes
to members of the public, through a Heritage Revitalization Agreement
(HRA), an Official Community Plan amendment and a Development
Permit process.
CARRIED.
All members of the Committee present voted in favour of the motion.
5.

101 Third Ave/228 Manitoba Street (Urban Academy)
Rezoning Application
a.

Staff Report
Bev Grieve, Director of Development Services, and Rupinder Basi, Senior
Planner, provided an On-Table PowerPoint presentation outlining details of
the report dated September 14, 2015.

b.

Applicant Presentation
Pablo Yuste, Omicron, provided an On-Table PowerPoint presentation
regarding outlining details of the project as summarized in the report dated
September 14, 2015.
In response to questions from the Committee, Cheryle Beaumont, Head of
School, Urban Academy, provided the following information:
• It is anticipated that future expansion would be achieved on a
secondary site located in close proximity to the Queen’s Park
location;
• Urban Academy parents would be directed to utilize the portion of
Royal Avenue that is available for picking up and dropping off
students;
• Urban Academy would support restrictive parking signage in
Queen’s Park for the benefit of residents; and,
• To satisfy the Tenant Relocation Policy, the City has suggested that
Urban Academy provide a contribution to a new rental project, or to
the renovation of an existing affordable housing project.
Deborah McKenzie, Chair, Urban Academy Board of Directors, and
Jennifer Thompson, Member, Urban Academy Board of Directors, advised
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that an informal meeting with Urban Academy representatives and
individuals that had expressed opposition to the initial expansion proposal
was conducted in July 2015. Ms. McKenzie and Ms. Thompson reported
that the Urban Academy representatives and those opposed to the proposal
were unable to arrive at a consensus with respect to how the application
should move forward at the current location.
In response to questions from the Committee, Bev Grieve, Director of
Development Services, advised that staff have been reviewing best
practices regarding tenant relocation and anticipate that a report will be
presented to the Mayor’s Task Force on Housing Affordability in October.
Discussion ensued, and the Committee noted that while there were positive
amendments to the proposal, such as relocating the new building onto
Manitoba Street, it does not appear as though there is a significant enough
of a change that the community would express support for the proposal.
The Committee suggested that residents who have expressed opposition to
the proposal be invited to appear as delegations, or provide written
submissions at the October 5, 2015 Land Use and Planning Committee
meeting to express their concerns, as well as to determine if a compromise
could be reached between the two sides.
MOVED and SECONDED
THAT an opportunity be provided for area residents to appear as delegations
between 12:00 to 12:30 p.m. at the October 5, 2015 Land Use and Planning
Committee Meeting; and,
THAT staff continue working with the applicant in further exploring alternative
options for the proposed School Expansion.
CARRIED.
All members of the Committee present voted in favour of the motion.
6.

New Westminster Food Truck Policy
Workplan and Policy Approach
Bev Grieve, Director of Development Services, and Julia Dykstra, Planning
Assistant, summarized the report dated September 14, 2015.
Discussion ensued, and the Committee expressed support for the food truck
program and policy as outlined in the report. The Committee suggested that food
trucks could provide a gateway for new businesses in New Westminster, and could
attract economic development to the city. However, the Committee noted that the
contributions provided by traditional, standing business, such as event
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sponsorship, and negative impacts on traditional local businesses should be
avoided. In addition, the Committee noted the following suggestions:
• That the local Business Improvement Associations and Chamber of
Commerce be consulted with respect to the potential impacts on traditional
businesses;
• That the food truck policy should be flexible;
• That local traditional businesses could be prioritized for food truck licenses;
and,
• That the policy could be implemented on a trial basis.
MOVED and SECONDED
THAT staff proceed with the New Westminster Food Truck policy as outlined in
the report dated September 14, 2015.
CARRIED.
All members of the Committee present voted in favour of the motion.
CONSENT AGENDA
7.

Justice Institute
Minor Development Permit
MOVED and SECONDED
THAT the report dated September 14, 2015 be received for information.
CARRIED.
All members of the Committee present voted in favour of the motion.

9.

335 Buchanan Avenue – Preliminary Report
Heritage Revitalization Agreement
MOVED and SECONDED
THAT staff proceed with the processing of the Heritage Revitalization Agreement
application for 335 Buchanan Avenue.
CARRIED.
All members of the Committee present voted in favour of the motion.
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10.

205 Clinton Place – Preliminary Report
Heritage Revitalization Agreement
MOVED and SECONDED
THAT staff proceed with the processing of the Heritage Revitalization Agreement
application for 205 Clinton Place.
CARRIED.
All members of the Committee present voted in favour of the motion.

ITEMS REMOVED FROM THE CONSENT AGENDA
8.

520 Twenty-First Street
Rezoning Bylaw for First and Second Readings
In response to questions from the Committee, Jim Hurst, Planner, advised that
there is a pathway located at the north end of Twenty-first Street that connects to
Stewardson Way and the route to the Twenty Second Street Skytrain station. The
path is not adjacent to the subject property and is currently a rough gravel
pathway.
MOVED and SECONDED
THAT the Land Use and Planning Committee recommend that Council:
a. Consider Zoning Bylaw Text Amendment REZ00012 for first and second
reading and forward the Bylaw to a Public Hearing on October 26, 2015;
b. Issue notice of an Opportunity to be Heard for Development Variance Permit
DVP00599 at the Regular Meeting of Council on September 28, 2015;
c. Consider issuance of the Development Permit DPN00013 following final
approval of the rezoning.
CARRIED.
All members of the Committee present voted in favour of the motion.

11.

602 Ewen Avenue (Spangol’s Townhouses) – Preliminary Report
Rezoning Application
In response to questions from the Committee, Jim Hurst, Planner, advised that the
property is no longer designated for commercial use in the Official Community
Plan.

September 14, 2015
Doc #753022

Land Use and Planning Committee Minutes - DRAFT

Page 7

MOVED and SECONDED
THAT the Land Use and Planning Committee recommend that Council direct staff
to process the rezoning and development permit application.
CARRIED.
All members of the Committee present voted in favour of the motion.
DIRECTOR’S / MANAGER’S REPORT (Oral Report)
12.

Regional Growth Strategy Amendment – Inclusion of Regional Context
Statements from Various Municipalities
Bev Grieve, Director of Development Services, advised that the housekeeping
amendments as outlined in the correspondence dated June 11, 2015 received from
Metro Vancouver have been reviewed by the necessary agencies. Ms. Grieve will
respond to Metro Vancouver, indicating that the City does not oppose the
amendments.

13.

Delegation of Powers to LUPC: Introductory Comments
Bev Grieve, Director of Development Services, suggested that Council could
delegate the issuance of small development permits, such as infill permits, to the
Land Use and Planning Committee.
Discussion ensued, and the Committee advised that, at this time, they wish that the
ability to issue development permits remain with Council.

NEW BUSINESS
14.

No items.

CORRESPONDENCE
15.

No items.
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ADJOURNMENT
ON MOTION, the meeting was adjourned at 1:55 p.m.

JONATHAN COTÉ
MAYOR

September 14, 2015
Doc #753022
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

10/5/2015

From:

Beverly Grieve
Director of Development Services

File:

REZ00121

Report #: 3/2015
Subject:

Urban Academy OCP and Rezoning Application - 228 Manitoba Street
and 101 Third Avenue OCP00012 and REZ00121

RECOMMENDATION
THAT the Land Use and Planning Committee:
Refer this report to Regular Council for consideration of the revised proposal and
OCP/rezoning application.

EXECUTIVE SUMMARY
Urban Academy Society has applied for an Official Community Plan (OCP) amendment
and a Rezoning for the properties at 101 Third Street and 228 Manitoba Street. These
applications are to facilitate a revised and scaled-down development proposal for an
Urban Academy school expansion in light of concerns raised by the community as part of
the public hearing process for their previous applications, which was subsequently
rejected by Council. Under the revised proposal, the applicant no longer wishes to pursue
a Heritage Revitalization Agreement, but rather, to amend the Official Community Plan
designation and rezone the properties to a comprehensive development district based on
the Public and Institutional (P-1) Zoning District. In light of the experience with the
previous application, staff recommend that this application be referred to Regular Council
for further consideration.
1. PROPOSAL
The owner, Urban Academy Society, wishes to amend the OCP designation for 228
Manitoba Street from Residential Medium and High Density (RM/RH) to Schools (S) and
rezone both 228 Manitoba Street and 101 Third Avenue from Multiple Dwelling Districts
(Low Rise) (RM-2) and Comprehensive Development District (P-CD-1) to a new
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Comprehensive Development District based on the Public and Institutional (P-1) Zoning
District. The applicant intends to consolidate both properties into one development site
for the proposed school, which under this revised proposal, would have capacity for 350
students and accommodate the growth of the school for the next 8-10 years.
2. POLICY AND REGULATIONS
2.1 OCP Land Use Designation
The OCP land use designation for the subject site is “Schools” (S) for 101 Third Street
and “Residential Medium and High Density” (RM/RH) for 228 Manitoba Street. The
designations are described in the Official Community Plan as follows:
(S) Schools: this area will include public, private and post-secondary schools.
(RM) Residential – Medium Density: this area will contain medium density multifamily residential uses such as row houses, stacked townhouses, and low rises.
(RH) Residential – High Density: this area will contain high density multi-family
residential uses including row houses, stacked townhouses, low rises and high
rises.
2.2 Zoning Bylaw
101 Third Street
The site is presently zoned Third Street Comprehensive Development District (P -CD-1).
This district permits the site to be used for a private school with not more than 150
students and also allows child care and one housing unit for the accommodation of a
caretaker.
The zone permits a building with a maximum height of 30 feet and three storeys,
maximum site coverage of twenty percent and a maximum floor space ratio 0.4.
The existing Robson Manor building at 101 Third Street is protected by a heritage
designation bylaw which requires that any changes to the building or lands be approved
by the City. This gives Council the authority to prohibit demolition of the building and
limits the development of the site to the existing building. Further, the existing zoning
and Official Community Plan land use designation limit the site to school or child care
uses.
228 Manitoba Street
228 Manitoba Street is currently zoned Multiple Dwelling Districts (Low Rise) (RM-2)
which allows low-rise apartment development with an opportunity for increased density
upon amenity provision conditions being met. Maximum density in the RM-2 zone is 1.2
FSR at base density and 1.8 FSR at bonus density. Off-street parking is required in
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accordance with the general parking requirements. The RM-2 zoning indicates that the
height of a building shall not exceed 35 feet nor three storeys developed for housing
purposes
A redevelopment of this site in accordance with the existing zoning would not
accommodate the same density and number of dwelling units as the existing building
(eight). This is due to; 1) the need to provide the required amount of parking on a
relatively small site - this site would not qualify for the parking reductions for secured
market rental housing as it falls outside of the 400 metre distance to a Frequent Transit
Network; and 2) the lack of a rear lane and the difficulty of accessing underground
parking from Manitoba Street.
2.3 Heritage Policy Context
A Heritage Designation Bylaw is a form of land use regulation that places long-term
protection on the land title of a property and which is the primary form of regulation that
can prohibit demolition. Any changes to a protected heritage property must first receive
approval from City Council (or its delegate) through a Heritage Alteration Permit.
Provisions for the local government to place Heritage Designation Bylaws on properties
are set out in Sections 967, 968 and 969 of the Local Government Act.
After purchasing 101 Third Street in 2006, the Urban Academy Society applied to amend
the Official Community Plan in order to change the designation from Residential Low
Density (RL) to School (S) and also applied to rezone the property from Single Detached
Dwelling District (RS-2) to Third Street Comprehensive Development District (P-CD-1).
Council adopted the Official Community Plan (OCP) amendment and the rezoning
bylaws on June 12, 2006. As part of this process, Urban Academy agreed to a Heritage
Designation Bylaw being placed on the Robson Manor property. This bylaw was adopted
in Fall 2014.
Should the project move forward, it would be assessed against the Standards and
Guidelines for Conservation of Historic Places in Canada in regards to how the proposed
school would relate to the Robson Manor building.
2.4 Affordable Housing Strategy
The Affordable Housing Strategy (the Strategy) guides affordable housing initiatives in
the City and was endorsed by Council in 2010, with the goals of preserving and
enhancing the stock of safe, affordable, appropriate rental housing, and of improving the
choice of housing for low and moderate income residents and households with unique
needs.
In support of the Strategy’s goals and objectives, two policies were identified: 1) a policy
that supports the replacement of lost rental units in redevelopment situations, and/or a
financial contribution directed to the Affordable Housing Reserve Fund. Replacement
units could be secured through a housing agreement satisfactory to the City of New
Westminster; and 2) a policy with procedural guidelines that minimizes the impact of
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displacement on tenants that are forced to move out of their residences in the event of
upgrades or renovations to their rental accommodation.
2.5 Secured Market Rental Housing Policy
The Secured Market Rental Housing Policy (the Policy) was endorsed by Council in 2013
with the goal to retain, renew and enhance New Westminster’s stock of safe, affordable,
appropriate rental housing.
The first goal in the Policy is the retention of the existing rental housing stock. In
addition, the rezoning of properties that contain purpose-built rental housing to permit
higher density development or an increase in building height through variances is
generally not supportable, except for the achievement of strategic policy directions such
as heritage conservation or the building has deteriorated to such a point where upgrading
is not feasible.
In cases where demolition of purpose-built rental housing occurs, the impact on tenants
needs to be considered and developers are expected to present a plan addressing tenant
relocation and replacement housing options. It is expected that the relocation plan for the
existing residents would exceed the minimum requirements of the Residential Tenancy
Act. The replacement housing, would as a first priority, be secured market rental housing
on or off-site and as a second priority, payment into the City’s Affordable Housing
reserve fund.
2.6 Residential Tenancy Act
The Residential Tenancy Act (the Act) states that the landlord may end a tenancy if the
landlord has all the necessary building permits to demolish the rental unit(s). The Act
requires that a landlord undertaking demolition or major renovation:
 Provide an amount to the tenant equal to one month’s rent to tenants;
 Return security deposits to tenants; and
 Provide a minimum of two months’ notice.
3. BACKGROUND
3.1 Site Characteristics and Context
The subject properties at 101 Third Street and 228 Manitoba Street are located in the
Queen’s Park neighbourhood, between Royal Avenue and Queen’s Avenue. Across the
street, to the west is Tipperary Park; to the north of the sites are single family residential
dwellings; to the east are low rise multi-residential apartments; and to the south is an
eleven story mid-rise tower with 2.35 FSR.

Agenda Item 3/2015 - 2

City of New Westminster

October 5, 2015

5

3.2 Project Description
Urban Academy is an independent school that was formed in 2001 and currently has a
student population of 160 students (Junior Kindergarten (JK) to grade 12). At present,
the students are located on two different campuses in the city, JK to grade 5 at 101 Third
Street and grades 6 – 12 in a leased facility at 601 Eighth Avenue. The purpose of this
application is to bring a revised development proposal for the site to facilitate the
development of a new building that would be mostly located at 228 Manitoba Street with
hard and soft landscaped improvements (play areas, outdoor activity area, concrete
pavers, etc.) at 101 Third Street (Robson Manor Property). The proposed architectural
and landscape plans are attached as Appendix A.
The proposed new school building would be three storeys above grade with a rooftop
deck. The building would mostly contain classroom space, with one additional storey
below grade to accommodate music rooms, drama theatres, a gymnasium and parking.
The proposed new building would be 2,965.4 sq. m. (31,919 sq. ft.) which would bring
the density on the site to 1.17 FSR. The total staff count at full capacity would be 35.
Figure 1 below highlights the differences between the previous development concept and
the latest proposal.
Figure 1: Comparison between original proposal and new proposal

To summarize the table above, the revised proposal sees the size of the new proposed
building being reduced by 372 sq.m. (4,004 sq.ft.) with a 0.1 reduction in overall FSR for
the site. The new proposed building is now mostly located on 228 Manitoba Street and
will no longer wrap around the north side of the Robson Manor building. The height of
the proposed building has increased from the original proposal by 4.0 metres for a small
portion of the building to allow for elevator and stairwell access to the rooftop deck. As
part of their Rezoning and OCP Amendment Application Brief, the applicant has
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provided comparison site plans highlighting the differences between the existing site
conditions, the previous development proposal, and the latest redevelopment concept –
see Appendix B.
An OCP amendment is required for 228 Manitoba Street in order to change its
designation from “Residential Medium and High Density” (RM/RH) to “School” (S). A
Rezoning application is required in order to rezone both 228 Manitoba and 101 Third
Avenue from RM-2 and P-CD-1 to a comprehensive development (CD) zone based on
the P-1 Public Institutional Zone. The applicant has decided to pursue a CD zone since
the proposal would not fit under the P-2 zone in terms of height and density and the P-3 is
intended for high density institutional uses. Both applications would be reviewed
concurrently.
3.3 Project Statistics
The statistics for the application, including both the proposed new building and the
existing Robson Manor, are summarized below:
Building:

Existing Robson
Manor

Gross Floor Area:

962 sq m (10,359.61 2,950 sq m
sq ft)
(31,753.5 sq ft)

Proposed New
Urban Academy
Building and
Existing Robson
Manor
3,912 sq m
(46,122.71 sq ft)

Floor Space Ratio
(228 Manitoba St.
And 101 Third Ave
consolidated:
Building Height:

0.28 FSR

0.88 FSR

1.17 FSR

9.26 m (30.38 ft.)

16.5 m (54.13 ft)

-

Total Site
Coverage at Grade:
Number of Storeys:
(above ground)
Number of Storeys:
(below ground)
Off-street Parking:

7.7 %

19.7%

27.4%

3

3 + rooftop deck

3 + rooftop deck

1

1

1

8 spaces

25 spaces

25 spaces

Long-term Bicycle
Parking:

n/a

35 spaces

35 spaces
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4. DISCUSSION
There were a number of issues raised in regards to the previous Urban Academy proposal.
These include: the need to find an alternative site for the school; the loss of rental
housing; community consultation, form and character of the proposed development (site
density, building setbacks, massing and height of the building, and character of design
and relationship to the historic Robson manor building); and, parking and traffic. The
applicant has provided a response in regards to how they propose to address these issues
as part of the attached Application Brief (Appendix B). A summary of their response to
each issue is provided below within the following sections.
4.1 Alternative Site Analysis and Rationale for New Development Proposal
The applicant indicates that Urban Academy went back out to look at alternative sites
after Council decided to not support the previous submission. Urban Academy looked at a
number of different development options such as the school being located within a high
rise tower or occupying a few floors in a building, locating the school with potential
future development projects and leasing space in shopping centres, buildings, and
businesses that were for sale. The applicant indicates that these searches have yet to
produce a positive result with the main issues being timing, amount of available space,
access to sufficient play space, and development costs. The applicant has indicated that
Urban Academy will continue to actively search properties and have met with
neighbouring municipalities to start discussions on potential sites outside the city.
The applicant has decided to look again at the current site in order to re-examine how
they can develop the site in light of the community concerns raised. As outlined in the
Application Brief, they will examine and assess all components of a second application
using three major criteria:
 The ability to be a good neighbour and fit in to the existing neighbourhood context
 Meeting the programming needs of students and creating a sustainable school
 The ability of the Board to finance the project
4.2 Tenant Relocation and Loss of Rental Housing
The proposed project is not in alignment with the Secured Market Rental Housing
Strategy in that it will result in the loss of eight purpose-built rental housing units.
As outlined in Appendix B, the applicant has undertaken the following steps for tenant
relocation at 228 Manitoba Streets:
 Two months free rent (one month in addition to the one month required by the
Residential Tenancy Act and for some who preferred it, UA paid their first two
months’ rent in their new home, regardless of the cost differential);
 Early return of security deposits and help to pay a deposit if costs of the deposit
process exceeded their financial ability;
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Practical assistance during relocation
Moving expense assistance
Supply of moving cartons
Alternative accommodation at 101 Royal Avenue in newly renovated suites at the
same rental rate they were paying at 228 Manitoba

This plan does exceed the minimum requirements of the Residential Tenancy Act. Staff
note that as part of the previous application, a letter was sent to tenants to inform them
directly of the application when it was submitted to the City. Some tenants believed that
this construed a notice to vacate early in the process; however Urban Academy’s
motivation was to inform tenants of the development application rather than having them
learn about it through other channels.
It is the opinion of the applicant that they have strived to ensure a “safe, dignified and
respectful re-location practice was in place and that they have worked individually with
the tenants based on their personal needs. All tenants moved at their own volition and
indicated the terms that they wished to see for themselves in their relocation.”
In regards to the loss of rental housing, the applicant acknowledges that the loss of 8
rental units would be unavoidable should the UA expansion proceed. They indicate that
UA agrees to mitigate the loss of these units through a contribution to the City’s
Affordable Housing Reserve. To this end, they hope to work with the City in developing
a methodology that would support an appropriate contribution to the fund that is
“meaningful to the achievement of affordability and proportionate to our (UA’s)
organization.”
As this application proceeds in the process, staff will work with Urban Academy to
determine and appropriate methodology and value for the contribution. Any contribution
could be placed in the Affordable Housing Reserve Fund and with the advice of the
Housing Affordability Task Force be used to advance the City’s affordable housing
initiatives.
4.3 Community Consultation
The applicant has indicated that they have “reflected upon all of the feedback and the
concerns raised by the community and have been instructed by that information when
considering how to proceed with this new application”. In making a new submission for
re-development of the current school site, the applicant indicates that UA has worked to
address the critical development issues within the Queen’s Park community.
According to Appendix B, the applicants have held informal meetings and discussions
over the summer months with immediate neighbours, specifically those most opposed and
vocal against the original expansion project. According to the Application Brief, UA has
provided information to immediate neighbours in regards to the work that has been
undertaken by the UA Board since May to investigate the full spectrum of options for
UA’s future and the difficulty in finding viable options that meet the needs and resources
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of the school (finding alternative sites that meet the criteria and timeline demands for the
school). UA indicates that they have expressed a strong desire to have the school remain
within New Westminster where significant investments and “roots” have been put down.
The applicant indicates that UA has also broached the subject of a new approach to
expansion at Robson Manor and has asked for input in regards to the perspectives on the
elements that would have to change to be acceptable to the community on a possible
second application.
The applicant indicates that the initial feedback from some neighbours indicated a desire
for a more formal approach to neighbourhood engagement, with the assistance of the
Queen’s Park Residents’ Association. However, UA indicates that formal work with the
QPRA does not seem to be a possibility, but they look forward to receiving some
direction from the QPRA and welcoming their feedback.
A meeting was held on July 28 with two UA Board members, Jennifer Thompson, and
the Board Chair Deborah McKenzie and 11 Queen’s Park residents and neighbours to
discuss the school’s future and work toward potential grounds for collaboration. UA
indicates that the residents who attended were still non-supportive of the proposal or
UA’s expansion. A letter from the residents’ group has also been sent to the City
(Appendix D).The applicant indicates that they hope to continue to work with neighbours
since they believe the leading concerns have been significantly altered based on their
feedback during the previous application.
Should this application proceed, it is suggested by staff that the applicant provide a
formal public consultation strategy outlining how they intend to consult with area
residents regarding the latest proposed concept. It is also suggested by staff that a
facilitator be retained by Urban Academy to assist with the process.
4.4 Proposed Density, Scale, Form, and Character
With the latest concept, the new school building has been located almost entirely on the
228 Manitoba Street property to the rear of the Robson Manor. The applicant believes
that this accomplishes a number of objectives with regards to:
 Significantly shortening the Manitoba Street façade;
 Opening up views to Robson Manor from a wide angle approach along Third and
Manitoba Streets;
 Increasing the amount of play space on the consolidated school site;
 Improving sunlight access and views from neighbouring properties across
Manitoba Street; and
 Emphasizing Robson Manor “front and center on the site”, which they indicate is
appropriate for this protected structure.
As per the attached drawings, the new school building will be three storeys above grade,
with an accessible partially vegetated roof for play space. The massing of the building is
comprised of a larger three storey main block and a smaller two storey wing placed along
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the Manitoba Street Frontage. The applicant indicates that by stepping down the massing,
this smaller building mass is designed to better relate to the residential forms across the
street in scale and materiality.
Under the revised proposal, the setback along Manitoba Street has been increased from
1.0 metres to 4.0 metres for the first two storeys of the proposed school building and then
steps back an additional six metres at the third floor. The applicant believes that the
proposed setback should provide space for a city sidewalk and boulevard grass to run
down Manitoba Street with room for landscape screening to be integrated with the new
stone wall to meet and extend the existing heritage stone wall. The latest proposal also
shows a 1.5 metre setback (previously 0 metre setback) between the new proposed school
building and the property to the east (surface parking lot for the existing 11 storey
apartment tower).
An initial review of the plans indicate that a significant number of the concerns raised by
residents in the community and the technical advisory committees have been addressed in
the new proposal. If the application moves forward, staff will work with the applicant on
the urban design for this project depending on the direction received from the LUPC and
Council. The application would also be brought forward to the New Westminster Design
Panel for design input.
4.5 Parking and Traffic
The applicant indicates that UA has worked with a traffic consultant to study and address
community traffic concerns as part of the original proposal and that potential
Transportation Demand Management (TDM) options were brought forward as part of the
Transportation Impact Study that was submitted. The TDM options outlined within the
Transportation Impact Study were targeted towards both school staff and students and fall
into several categories which include encouraging walking, transit ridership, carpooling,
and cycling to the school.
As per the attached Application Brief (Appendix B), a majority of the on-street parking in
the area is either is unrestricted parking or is two hour parking (M-F 8am to 6pm).
Without a change in street parking signage, the City would not be able to enforce the
drop-off and pick-up arrangement in the Transportation Impact Study. Further, adding
more restrictive parking regulations could be problematic for other users of the on-street
parking such as residents, people accessing Tipperary Park and the Tennis Club, shoppers
using the Farmer’s Market and Qayqayt parents.
To address the issue of parking enforcement, Urban Academy administration put forward
a Code of Conduct for school parents which “includes monitoring and enforcement by
UA administration in the absence of City parking signage/enforcement” (Appendix C).
Staff has undertaken a preliminary review of the Code of Conduct and further discussions
would need to be held in regards to how the Code of Conduct would be actively enforced.
Staff also feels UA would need to provide a written commitment to the City in regards to
the monitoring and enforcement of parking issues as a result of the school.
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The applicant indicates that the City’s Engineering department has participated in the
Transportation Impact Study work and ultimately approved the findings and approach
taken to deal with the traffic and parking issues. They note that the Advisory Planning
Commission still expressed concerns and noted the following in its deliberations:
“The parking and traffic issues have not been sufficiently addressed and are
unlikely to be enforced by a code of conduct; it was requested that Urban Academy
provide a firm commitment regarding transit concerns, including the provision of
a bus service.”
The applicant believes that the new proposal benefits from two new initiatives that will
help address parking and traffic concerns which includes a bus service for students and
increased use of Royal Avenue by parents for pick-up and drop-off.
As outlined in the Application Brief (Appendix B), UA has instituted a school bus service
for their students that will begin in the fall (2015). This bus service is intended to serve
families looking to opt in and will operate travelling in an east-west direction. Based on
discussions with school families, the school shuttle would first serve those living in East
Vancouver and Burnaby. Year two of this program would expand to those living in the
Tri-Cities area. Increased enrollment would make this service more financially feasible
and would have a significant positive impact on the number of drop-off and pick-up trips.
The applicant indicates that other schools in the Metro Vancouver area use a school
shuttle system successfully.
In addition, the use of the existing parking lane on the north side of Royal Avenue has
been prioritized by parents for pick-up and drop-off parking. The Transportation Impact
Study indicates that the two primary drop-off and pick-up areas (Fourth Street Parking
Lot and Royal Avenue) have approximately 63 parking spaces available combined, and as
such would be able to accommodate the anticipated demand. However, as noted by staff
in the previous application submission, there is no guarantee that this parking would
always be available to the school as this is a publically accessible parking are used by the
Farmer’s Market, filming crews, the tennis club and users of Tipperary Park, amongst
others. The issue of enforcement for the pick-up and drop-off parking would also need to
be resolved.
As previously outlined within this report, staff would need to further assess whether the
measures outlined above would address the parking and traffic concerns raised as part of
the previous development proposal depending on the direction received from the LUPC
in regards to moving forward with this application. Planning staff would assist ensuring
that a relationship between the school and the City’s Parking Patrol staff is developed so
that concerns about illegal parking can be addressed.
4.6 Sustainability
The applicant has provided a Sustainability Report Card for the latest revised proposal.
Depending on how Council would like Staff to proceed with the latest proposed concept,
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staff will work with the applicant in regards to promoting a sustainable building design
and will bring forward a Sustainability Report Card as part of a future LUPC report.
Proximity to Transit
The subject sites are well served by transit as they are located within 400 metres of a
Frequent Transit Network and the Columbia Street SkyTrain Station.
Transit Facility
SkyTrain Station
Frequent Transit Network
Transit Stop

Frequency
3 minutes
10 minutes
30 – 60 minutes

Distance (m)
400 metres
400 metres
175 metres

5. PROCESS
Should the LUPC direct staff to move forward with this application, the following
process for an OCP amendment and Rezoning Application would be undertaken, which
includes:
1. LUPC Meeting to provide area residents an opportunity to appear as delegations
and to respond to latest proposed concept;
2. LUPC Report to Council regarding applications and revised development
proposal;
3. First Open house;
4. Advisory Planning Commission review of the land use considerations;
5. Update report to the LUPC and Council (including a summary of feedback
received to date);
6. Second open house;
7. New Westminster Design Panel review of revised site design;
8. Second Advisory Planning Commission Meeting;
9. Preparation of OCP amendment and Rezoning amendment bylaw;
10. Report to Council on Section 879 of the Local Government Act regarding
consultation for the OCP amendment;
11. Report to Council for first and second readings of the OCP amendment and
Rezoning amendment Bylaws;
12. Public hearing related to the proposed OCP amendment and Rezoning
Amendment bylaws and consideration of third reading;
13. Final adoption of OCP amendment bylaw.
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6. OPTIONS
The four options available for this OCP amendment and Rezoning are as follows.
That the Land Use and Planning Committee:
1. Refer this report to Regular Council for consideration of the revised proposal and
OCP/ rezoning application; or
2. Request staff to keep working with the applicant in further exploring alternative
options for the proposed School Expansion; or
3. Recommend to Council that the application move forward with the current
proposal provided the items outlined within this report are provided to staff to
further assess this proposal in regards to parking and traffic measures and further
discussions on developing a methodology to determine a suitable rental
replacement contribution; or
4. Recommend to Council that the application not proceed.
Staff recommends option 1.
ATTACHMENTS:
Appendix
Appendix
Appendix
Appendix

A - Project Drawings for Revised Development Proposal
B - Application Brief for OCP Amendment and Rezoning Application
C - Code of Conduct for Parents of Students
D - Correspondence from Area Residents

Original Signed by:

Original Signed by:

Jackie Teed
Manager of Planning

Rupinder Basi
Senior Planner

Beverly Grieve
Director of Development Services
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Attachment “B”
Application Brief for OCP Amendment and
Rezoning Application

Attachment “C”
Code of Conduct for Parents of Students

COMMUNITY CODE OF CONDUCT CONTRACT
As members of the Urban Academy School Community you commit to honouring the spirit of the Urban
Academy Vision, Mission, Values and Code of Conduct. Whether you are in the role of parent, staff
member, or volunteer, and whether you are at school or participating in a field trip or other out-of-school
activity, your conduct and the way you relate to others in verbal or written form will reflect on the school
and community and our ability to live by the mission and values stated here. It is in the spirit of helping
you do this that we have developed the guidelines and protocol contained in this Code of Conduct
Contract document. You are required to read this document thoroughly and we invite questions and
feedback at any time on the information contained therein.
Our Vision
We are a force for positive change in the world by cultivating courage, confidence, and a passionate
presence in everything we do.
Our Mission
We will provide an academically rigorous arts-infused education in a safe and supportive learning
community. We will ignite the personal potential of our students and empower them to become
compassionate, powerful thinkers and leaders.
Our Values
We value an educational approach that allows our students to:
 Acquire an outstanding academic foundation and be enthusiastic about continuing their learning
 Face challenges with confidence, persistence and creativity
 Develop self-awareness and reach their potential artistically, socially and emotionally
 Bring compassion to their friendships and their local and global communities
We believe that community is built through the practice of open, supportive, and constructive
engagement, and that through this we will:
 Maintain a strong and vibrant community
 Explore and develop opportunities for community growth and enrichment
1.

URBAN ACADEMY APPROACH TO COMMUNICATION:

A key part in the creation of this healthy and supportive community is an agreed upon format for
communication and problem solving that is respectful and consistent.
A. With Children and Students:
Children and students learn best when they feel supported and encouraged:
 Support children and students under your care and supervision by showing interest and
providing acknowledgment of their efforts
 Focus on the learning process as much as the end product
 Help them understand that giving their best is what matters

Initials of Parent / Guardian #1

#2

Children and students have the right to feel safe at school:
 Accept that as a parent or guardian there may be times when you feel that the actions of
another child have infringed the rights of your own child
 Approach the class teacher or the Head of School to seek their intervention in bringing about
an equitable and peaceful solution to the situation. Under no circumstances is a parent or
guardian to approach another child whilst they are in the care of the school to discuss or
chastise them because of their actions toward their own child
Children have a different perception of situations:
 Accept that a child’s perception is not the same as an adult’s due to developmental maturity
and limited life experience.
 Listen to and reflect with your child as they tell you their “reality”, but remember that others
will have a different perception of “reality”.
Please refer to the school guidance policy located in the Parent Handbook and the Student Code
of Conduct located in the Student Handbook for further information on matters of student
conduct. Both handbooks can be found on the UA website at http://urbanacademy.ca/schooldocuments
B. With All Community Members









2.

Prepare to actively listen to another’s point of view. It may be that the perspective from
which you are approaching a situation is foreign to the other party. Each may be equally of
value.
Approach the relevant personnel within the school to verify the factual basis of any opinions
or rumours you might hear and be a community leader in this process by directing others to
do the same.
Attempt to resolve conflict and difference of opinion through calm, direct, respectful dialogue
between the parties involved.
All interactions between members of our community must be in keeping with the values
espoused by the school through its mission statement, values and policies. Intimidating or
threatening behaviour, including disparaging comments either written or verbal, to or about
other people, has no place within our community and as such will not be tolerated. Instances
of such behaviour must quickly be brought to the attention of the school so that justice may
be achieved for all involved in the conflict.
Some information collected from families by the school is considered private and
confidential. This is information is collected by all schools as a matter of business and it is
expected that all community members will abide by the policy outlined in the parent
handbook to maintain the confidentiality of this information.
Respectful use of contact information, including email addresses and/or phone numbers
received from any community member, including administration, staff and/or parents is
expected and should follow the procedures outlined below.

PROCEDURES FOR COMMUNICATION AND CONFLICT RESOLUTION

In order to create the safe and supportive environment desired by our community, it is very
important that our membership follow correct procedures and best practice guidelines for dealing
with conflict:
A. Parent/Teacher Communication
It is of great importance to Urban Academy that there is an open line of communication between parents
and teachers. This is vital for your child to get the most out of their time here. As you know your child the
2
Initials of Parent / Guardian #1

#2

best, please bring any thoughts or concerns to the teacher’s attention promptly so that he or she can use
that information for your child’s benefit.
As the start and finish of classes are very busy times, please write a note or book an appointment so that
you can have a quality conversation and the teacher can focus on you and your child’s needs.
1. If the conflict centres on a classroom issue, the first approach should always be made with the
classroom teacher.
2. If a resolution is not reached then it is appropriate to involve the first the Director of the Junior School
or Senior School as appropriate, then the Head of School.
3. Should the matter result from a situation arising outside of the classroom then it is appropriate to
discuss this with the Head of School first.
B. Additional Support
If you feel that further help is required or is not classroom specific, please use the following guide for
your communications:
1. Contact the Head of School who will assist you to seek out additional resources where required.
2. If further and/or wider review is needed, the issue may be brought to the relevant committee or in the
case of an unresolved issue with the Head of School to the Executive Committee.
3. If after following the outlined process the parties involved have yet to resolve the issue, it may be
brought to the Board of Directors.
This process includes:
a) Contacting the Board Secretary to receive a “Resolution Package”**.
b) Completing the included forms to give a clear outline of your concern, the steps previously
undertaken, preference for communication and the resolution you wish to see.
c) Submit the completed forms to the Board Secretary.
d) The information will then be reviewed and you will receive further direction from the Board
regarding the next steps.
4. In the case of an issue related to behaviour outside the spirit of this Code of Conduct Contract by any
member of our community, the following process will be undertaken:
1. An initial meeting to address this concern will be held between the community member and the
Head of School.
2. If this requires further action, Head of School will initiate a Resolution Request Form and
proceed through the Executive Committee process.
(** Further details on the Resolution Package are available in the Community Resource Package that can
be located on the UA website here: http://urbanacademy.ca/school-documents ).
All concerns will be handled with care and open communication. We follow the concepts outlined in the
booklet ‘Procedural Fairness: Best Practice Guidelines for Independent Schools’ and this is available as
part of our Parent Library and on Urban Academy website Parent Portal.
3.
TRAFFIC EXPECTATIONS
As we continue through the Urban Academy expansion with a growing school and the building of a new
facility, there are expectations that we have of the community to ensure our growth is as well supported as
3
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possible by both the city and our neighbours. As such, we have the following expectations of our parent
community:
A. Parking, Pick Up & Drop Off
Robson Manor: There is a community parking lot (4th Street Parking Lot) off of Queens Ave. just west of
3rd Street, where our families park and walk across Tipperary Park. We have a crossing guard system in
place to ensure students cross 3rd Street safely. We wish to create a positive relationship with the
neighbours and to also avoid having families’ cars towed or ticketed. The second priority spot for parking
is Royal Ave. Parents are not to park on 3rd Street or Manitoba Street. This is a commitment we have
made to the city as our school grows.
Students in JK, K and Grade 1 must be escorted to their classrooms, and be picked up at the end of the
day.
Uptown Campus: Absolutely no parking in the adjacent Thornbridge Senior Centre building next to the
Uptown Campus. Street parking only.
ACCOUNTABILITY STATEMENT:
As members of the Urban Academy School Community we commit to honouring the spirit of the Urban
Academy Vision, Mission, Values and Code of Conduct. We trust there is no situation which cannot be
resolved if we participate with a listening heart and a desire to provide for our children the very best of
educational settings in a truly caring, supportive environment.
We have carefully read the above Code of Conduct Contract and agree to follow the processes and
behaviours outlined therein.
We fully understand that Urban Academy reserves the right to dismiss any student whose conduct, or
whose parents’ or sponsors’ conduct, is determined by the Head of School and/or the Board of Directors,
in their sole discretion, to be disruptive or detrimental to the learning process and environment at Urban
Academy.

Printed Name of Parent or Guardian #1

Date

Signature

Printed Name of Parent or Guardian #2

Date

Signature

4
Initials of Parent / Guardian #1

#2

Attachment “D”
Correspondence from Area Residents

August 25, 2015
Dear Mayor Cote and Councillors:
Preface:
The Queen’s Park Neighbours group researched, wrote, polled and petitioned on the premise that
the existing enrolment at 101 Third Street/Robson Manor was the optimal number to co-exist
with the neighbourhood at the site. Now, Urban Academy (UA) has asked us to be collaborative
and open-minded as they bring forth a second proposal for an enrolment of 375 pupils. Their
recently-formed “Listening Committee” requested our feedback (according to them ,after being
told by Mayor Cote and Councillor Puchmayr that our support would be needed if they wished to
bring forth a successful second application) We were happy to oblige, not a new concept for us.
For instance, we believe that we were collaborative and open to consultation during their first
proposal for a 450 pupil expansion, attending 4 open houses in 2014-2015.
Unfortunately none of our recommendations to UA were heard during this time.
In 2006 we were also collaborative and supportive with their original rezoning proposal
application for a 150 pupil school. Thanks to our neighbourhood support, UA has been able to
grow their school of academia dreams at the Robson Manor site. We have always been good
neighbours, rarely (if ever) complaining of traffic and parking, in spite of this being problematic
at their current numbers, only having to draw this to Mayor and Council`s attention when they
put forth their first proposal for 450 pupils in 2014.
When we balked at their first expansion proposal on one of the narrowest streets in the city, on a
far too small site ,we were labelled the plus 50 set -old, resistant to change ,NIMBY`s occupying
big, space- wasting heritage homes. We don`t take this personal, we understand their passion
and desire for their school.
Please accept this letter as a summary of what has recently unfolded. At UA`s request, a group of
concerned neighbours met with 2 of their representatives on July 28th, 2015. (According to them,
they had approached Mayor Cote and Councillor Puchmayr and were told they needed
neighbourhood support if their second application was to be successful.) The following is general
information about this meeting and what was discussed.
“Listening” Meeting July 28th, 2015
There were 12 people from the neighbourhood in attendance in addition to the 2 presenters from
Urban Academy. The meeting began with a power point presentation by Urban Academy which
included an update of what they thought the neighbours’ concerns were in their first proposal, a
list of properties they had looked at (and have been rejected), the number of classes and students
they have now and what their required needs are for the future in order to have a viable business
plan. Ms. Thompson confirmed that they now required an enrolment of 375 pupils located on
one site to maximize their capital and operating costs.

This second plan requires a minimum of 20 additional classrooms, a gymnasium and a music
/theatre room. The underground parking would be accessed through the Robson Manor site as
per the original design, which would potentially consolidate the two properties at 228 Manitoba
and 101 Third Street. Although they did not present a new design, they did provide a
rudimentary footprint of the proposed development for the 228 Manitoba Street site. This design
has a significantly larger footprint than the existing apartment building. This new plan is now 4
1/2 storeys above grade (16 meters/53 feet in height), more than doubling the height of the
present building and much taller than UA's first design which was 12.7 metres/37 feet. The top
floor of this building includes an open air, roofed play area, and 1 1/2 storeys below grade, for a
total of 2,900 square metres, only 500 square metres less than their original design.
Conclusion
After hearing this new proposal, our initial concerns remain the same for the following
reasons:










First and foremost, the loss of 8 units of affordable rental market housing units will be
eradicated forever if this development is allowed to proceed. 7 families left their homes
needlessly. Although the lower storey of the building continues to be boarded up, one
family still lives here, as they have not yet been able to find an affordable 3 bedroom
apartment to move to.
The scale and massing of the proposed development on 228 Manitoba Street is too large
for this site. It is a single family lot in a heritage, single family, residential
neighbourhood. Manitoba Street is too narrow for an influx of over 400 people, twice per
day. (Students, parents, teachers, visitors.) In fact, one can’t find a narrower street in the
neighbourhood than Manitoba Street. (except for perhaps Peele which intersects
Manitoba.)
The increase in student enrolment to 375, plus approximately 45 staff, will more than
triple the present number in this already congested area. The neighbourhood is already
saturated with, and suffering traffic woes from the current enrolment of 120 students.
Parking remains an issue –this area cannot accommodate any increase in staff, parents
and students vehicles. UA told us we should apply for "residential only " parking, but this
would set a precedent for all schools, not one the Engineering Dept. encourages.
There are no provisions for drop-off and pick-up on their property further exacerbating
the parking and traffic problems that exist now. Third Street and Queens Avenue have
become high volume-high traffic areas, with UA significantly contributing to this
congestion. UA`s designated drop-off and pick-up parking on Royal Avenue and the
Fourth Street City Hall Parking Lot have already proven to be inadequate as parents daily
overflow onto Queens Avenue, Third and Manitoba Streets, causing pedestrian and
vehicle safety issues. Their proposed limited, one route bus service from Burnaby will
not even begin to mitigate these problems.
Playground space is still very limited in their new design; therefore as in their first
proposal, there would continue to be a heavy daily reliance on Tipperary Park.





Heritage Design-There was little point in providing heritage design feedback as requested
by the 2 UA reps, as the loss of affordable housing, and other issues stated above trump
any design issues and therefore considered too premature to discuss.
It is important to mention that we never felt this meeting held on July 28th was a
“collaborative meeting’’, in the sense that there was never any negotiation on the site
massing , height , size and number of pupils , which was already pre-determined by UA
prior to this meeting. In fact it felt more like “Here is what we need, we`ve been told we
need your support, so kindly help us make this happen”.

We believe that this second proposal of 375 students and the revised building plan is not
substantially different from their original plan that UA brought forward at the Public Hearing
on May 4th, 2015 and therefore our original concerns remain unchanged.
Thanks for your patience and consideration. Sometimes determination in one’s refusal to
accommodate is neither mean spirited nor small-minded but rather shows resolve and sincere
belief in one’s cause. We know the value of working collaboratively in both our family life and
professional careers and we also know when to stand firm.
We believe that time is now.
UA has stated they have been invited by City Hall to a Land Use Planning Committee Meeting
on September 14th to bring this second expansion proposal forth for consideration.
We are wondering if this is a private meeting or will it be open for anyone to participate, as we
would like to attend if possible.

Kind Regards,
Kathleen Langstroth
kelangstroth@gmail.com

Gail Ancill
gancill@gmail.com

Rupinder Basi
From:
Sent:
To:
Subject:

Bev Grieve
Thursday, September 03, 2015 6:05 PM
Rupinder Basi
FW: Urban Academy Expansion Update Jul28/2015

Here is one UA email
From: Bev McLellan [mailto:bevmclellan@hotmail.com]
Sent: Thursday, July 30, 2015 12:40 PM
To: Jonathan Cote; Bill Harper; Chuck Puchmayr; Patrick Johnstone; jmclevoy@newestcity.ca; Mary Trentadue; Lorrie
Williams; Bev Grieve
Subject: Urban Academy Expansion Update Jul28/2015

Dear Mayor, Council and Planning Department
On Jul 28/2015 Urban Academy held a info session outlining their need to expand at 228 Manitoba. Their
revised business plan makes it impossible without tripling the current enrollment of 125 to 375 students.
None of the issues and concerns expressed on May 4/2015 have been addressed including Site size, safety and
affordable housing.
We do not support the rezoning of 228 Manitoba.
Sincerely
Bev and Pat Mclellan
220 Queens Ave
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Urban Academy – Revised Proposal:
Proposed OCP Amendment and Rezoning

Land Use and Planning Committee
Presentation
October 5, 2015
Bev Grieve
Development Services

Address:
• 101 Third St.
• 228 Manitoba St.
Combined Site Area:
• 3,341 sq.m.
(35,964 sq.ft.)

URBAN ACADEMY

Subject Site

Official Community Plan
Existing

Proposed
(S) Schools

• 101 Third St. – (S)Schools
• 228 Manitoba St. – (RM)
Residential – Medium Density
and (RH) Residential – High
Density

Zoning
Existing
• 101 Third St. – Comprehensive
Development Districts (P-CD-1)
• 228 Manitoba St. – Multiple
Dwelling Districts (Low-Rise) (RM2)

Proposed
Comprehensive Development
Districts
(P-CD-#)

URBAN ACADEMY

Proposed OCP Amendment and
Rezoning

Previous Proposal

Current Proposal

OCP Amendment and Heritage
Revitalization Agreement

OCP Amendment and Rezoning
Application

450 Students (K-12)

350 Students (K-12) – accommodate
growth over next 8-10 years

New School (GFA): 3,322 sq.m.
Robson Manor (GFA): 962 sq.m.
Total Area (GFA): 4,285 sq.m.

New School (GFA): 2,965 sq.m.
Robson Manor (GFA): 962 sq.m.
Total Area (GFA): 3,927 sq.m.

FSR: 1.27 (including Robson Manor)

FSR: 1.17 (including Robson Manor)

Height: 3 Storeys
• New School: 12.475 m.
• Robson Manor: 9.26 m.

Height 3 Storeys + Rooftop Deck
• New School: 16.5 m. (to elevator
penthouse)
• Robson Manor: 9.26 m.

Off-Street Parking: 24 Spaces

Off-Street Parking: 25 Spaces

L/T Bicycle Parking: 25 Spaces

L/T Bicycle Parking: 35 Spaces

URBAN ACADEMY

Summary of Key Changes

Previous Proposal

Current Proposal

Total Site Coverage at Grade: 41.1%

Total Site Coverage at Grade: 27.4%

Setbacks:
• North (Manitoba St.): 0.6 m.
• South: 0 m.
• East: 2.0 m.

Setbacks:
• North (Manitoba St.): 4.0 m.
• South: 1.5 m.
• East: 2.0 m.

Play Space:
• 1,750 sq.m. (3.9 sq.m. per student)

Play Space:
• 1,900 sq.m. (5.4 sq.m. per student)

URBAN ACADEMY

Summary of Key Changes,
cont’d.

URBAN ACADEMY

Previous Proposal

Previous Proposal - Massing

URBAN ACADEMY

Previous Proposal - Massing

URBAN ACADEMY

Current Proposal

Current Proposal - Massing

URBAN ACADEMY

Current Proposal - Massing

URBAN ACADEMY

Current Proposal

Issue/Concern

UA Response

Alternative Site Analysis and Rationale
for New Development Proposal

•
•

•

Alternative Sites investigated
Best option for UA (timeline and
cost) - pursue a scaled-down
development on property
Will continue to examine other site
opportunities

Tenant Relocation and Loss of Rental
Housing

•
•

Tenant Relocation Plan undertaken
Will work with City to mitigate loss of
rental units through contribution to
Affordable Housing Reserve

Community Consultation

•

Informal meetings and discussions
with immediate neighbours
Leading concerns addressed
through design and other measures
UA to continue working with
neighbours .
QPRA has informed staff that they
are interested in meaningful
participation.

•
•
•

URBAN ACADEMY

Issue Matrix

Issue/Concern

UA Response

Proposed Density, Scale, Form, and
Character

•
•

•
•

•
Parking and Traffic

•

•

Manitoba Street façade shortened;
Views to Robson Manor opened up
from a wide angle approach along
Third and Manitoba Streets
Amount of play space increased
Sunlight access and views improved
from neighbouring properties across
Manitoba Street
Robson Manor emphasized as “front
and center on the site”
Code of Conduct implemented for
Parents of Students regarding
Parking
School Bus Program

URBAN ACADEMY

Issue/Concern Matrix

URBAN ACADEMY

URBAN ACADEMY

URBAN ACADEMY

•

Heritage Policy Context
• Heritage Designation Bylaw is a form of land use regulation that places longterm protection on the land title of a property and which is the primary form of
regulation that can prohibit demolition.
• Heritage Designation Bylaw registered on Robson Manor in Fall 2014

•

Affordable Housing Strategy
• Goals of preserving and enhancing the stock of safe, affordable, appropriate
rental housing, and of improving the choice of housing for low and moderate
income residents and households with unique needs.

•

Secured Market Rental Housing Policy
• Goal to retain, renew and enhance New Westminster’s stock of safe,
affordable, appropriate rental housing.
• In cases where demolition of purpose-built rental housing occurs, the impact
on tenants needs to be considered and developers are expected to present
a plan addressing tenant relocation and replacement housing options.

•

BC Residential Tenancy Act
• The Act requires that a landlord undertaking demolition or major renovation:
• Provide an amount to the tenant equal to one month’s rent to tenants;
• Return security deposits to tenants; and
• Provide a minimum of two months’ notice.

URBAN ACADEMY

Key Policy Considerations
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

10/5/2015

From:

Beverly Grieve
Director of Development Services

File:

13.2510.12

Report #: 411/2015
Subject:

Queen's Park Neighbourhood Heritage Study - Draft Principles and
Implementation Strategies

RECOMMENDATION
THAT the Land Use and Planning Committee recommends that Council direct
staff to proceed with the public consultation on the draft principles, strategies and
actions as outlined in this report.

EXECUTIVE SUMMARY
The Queen’s Park Neighbourhood Heritage Study Working Group is nearing completion
of the study and is ready to share their final draft principles and strategies for retaining
and enhancing the character of the Queen’s Park neighbourhood through a combination of
incentives and regulations.
1.0

PURPOSE

The purpose of the Queen’s Park Neighbourhood Heritage Study is to examine different
approaches for retaining and enhancing the character of the Queen’s Park neighbourhood
through a combination of incentives and regulations.
See Appendix A for map of the study area.
2.0

POLICY

The Official Community Plan (1998) has ten heritage conservation goals for the City, of
which the most relevant for this study are summarized as follows:
 Preserve or enhance historic assets in both residential and commercial areas;

City of New Westminster
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 Promote the conservation and enhancement of buildings and sites which have
historic or cultural significance to the community; and
 Protect the existing scale and character of heritage buildings and sites.
3.0

BACKGROUND

On November 4, 2013, Council endorsed the work program for the Queen’s Park
Neighbourhood Heritage Study regarding exploring options to support heritage
conservation in the Queen’s Park neighbourhood. On January 13, 2014, Council endorsed
the Purpose, Terms of Reference, and Membership of the Queen’s Park Neighbourhood
Heritage Study (QPNHS) Working Group and on May 12, 2014, appointed 13 people to
the Working Group, including the Chair of the Community Heritage Commission. Early
in the process, one community member had to leave the group, resulting in a total
membership of 12 people.
The Working Group has been meeting monthly, advancing through the work program and
is now ready to go back out to the community with a final draft set of principles and
strategies for comments.
4.0

PROCESS

The process for the QPNHS has included five stages:
1) Background work/understand the existing situation and context (complete);
2) Identify/research heritage conservation issues (complete);
3) Identify and analyze innovations and solutions (complete);
4) Identify implementation strategies (complete); and
5) Provide Council with a document of implementation strategies.
4.1 Public Consultation to Date
The Working Group has conducted the following public consultation in order to engage
the neighbourhood and to elicit feedback.
Open Houses
There have been three public open houses to date (March and October 2014, and May
2015); two were held at City Hall and one at the Anvil Centre. Presentation boards were
available for review with the opportunity to write out suggestions and questions and
attach these to each board. Every question was answered and published in subsequent
open houses and newsletters.
Neighbourhood Survey
To inform the identification of issues, the Working Group and staff developed a heritage
survey, based on specific themes. A paper copy was mailed to all Queen’s Park
neighbourhood residents (approximately 1250 owners and renters), with an option to
Agenda Item 411/2015
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mail/drop-off a copy or to respond to the survey on-line. It was also made available
through the websites and social media sites of the Queen’s Park Residents’ Association,
the New Westminster Heritage Preservation Society, City Page and the City’s website
and social media sites. The response rate was nearly 10% (120 people). Information
received from the survey has informed subsequent work.
Newsletters
The Working Group and staff developed a series of newsletters that have been mailed to
all Queen’s Park neighbourhood residents (approximately 1250 owners and renters), with
the purpose of informing people of the progress of the Working Group, to invite them to
participate, and to seek comments.
Speaker Series
As part of identifying solutions and innovations, the City and Working Group hosted a
public speaker series during the first three months of 2015. The first presentation was the
Senior Heritage Planner from the City of Vancouver who spoke on their Heritage Action
Plan; the second presentation was heritage consultant Donald Luxton who made a
presentation on the heritage conservation initiatives in the First Shaughnessy
neighbourhood of Vancouver; and the third presentation was a combination of the BC
Assessment Authority and Westland Insurance Group Ltd.
Website
Since the beginning of the Queen’s Park Neighbourhood Heritage Study, there has been a
dedicated webpage on the City’s website where it is possible to find staff reports, open
house material, newsletters, and Working Group agenda packages. All publication
material related to the study has included this web link: www.newwestcity.ca/qpnhs
FaceBook Page
The Working Group developed a FaceBook page for the study which has been updated
with posts regularly.
5.0

DISCUSSION

The work for each stage of the study has been a collaboration between staff and the
Working Group, and has been informed by meetings, research, expert speakers, public
engagement, and input from Council.
Based on community input and research, the following themes were identified:
1)
2)
3)
4)
5)

Neighbourhood Character;
Design Guidelines;
Incentives and Regulations;
Densification, Affordability and Diversity of Housing Types; and
Buy-in for Neighbourhood Heritage Conservation Strategies

Agenda Item 411/2015
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These themes informed the development of the following draft principle s, strategies and
actions that the Working Group would now like to take out to the community for
comment.
Principles:
A. The heritage character of the Queen’s Park neighbourhood is highly valued by the
neighbourhood, the City and the region.
B. Most of the existing buildings and landscape features contribute to the heritage
character of the neighbourhood and should be retained insofar as it is practical to
do so.
C. New construction or renovations that replace or alter existing buildings or causes
change to the existing landscape should be conditional on its compatibility with the
heritage character of the neighbourhood.
The following are the strategy recommendations and actions being proposed by the
Working Group. The purpose of each of the four strategies is also explained.
Strategy #1: Identify and define the heritage character of the neighbourhood.
Purpose: The heritage character of the neighbourhood includes cultural, social, natural,
landscaped and built elements that have been identified by the neighbourhood. It is
important to identify the features of the neighbourhood that contribute to its overall
character in order to know what existing places and features are important to retain.
Actions:
a. Develop an informal inventory of
neighbourhood buildings and
landscape features.

Next Steps:
i.

ii.

Agenda Item 411/2015

Engage university planning students
to conduct a neighbourhood building
and landscape features photographic
survey and to identify year of
construction and style for each
building/landscape feature.
Publish final version on the City’s
website and invite the public and
heritage groups to view it.
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b. Create a brief summary statement
of the Queen’s Park Heritage
context.

i.
ii.
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Incorporate information from the
neighbourhood heritage definition.
Summarize the key messages from
the revised Queen’s Park Heritage
Context Statement.

c. Create a summary statement defining
the heritage of the neighbourhood.

i.

Incorporate suggestions from
residents and other stakeholders
obtained through the survey, open
houses and other public engagement
activities.

d. Update the Queen’s Park Heritage
Context Statement every five years.

i.

Include an update schedule in
Heritage Planner’s long range work
plan.

Strategy #2: Provide a variety of financial and non-financial incentives to encourage the
retention and restoration/renovation of existing buildings and landscape elements that
contribute to the heritage character of the neighbourhood.
Purpose: Most of the existing buildings (houses, apartment buildings, etc.) and landscape
features (mature trees, open space around a house, etc.) all contribute to the heritage
character of the neighbourhood. Providing incentives, such as the opportunity to apply for
a Heritage Revitalization Agreement, is a positive way to reinforce the heritage value of
those places and encourage their retention and renovation/restoration rather than their
replacement.

Agenda Item 411/2015
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Actions:

Next Steps:

a. Revise the existing Queen’s Park
Design Guidelines and use them as
an incentive for the retention of
buildings older than 50 years.

i.

b. Provide the opportunity for
properties with a building older
than 50 years to apply for
increased densification through
infill housing, stratification, or
subdivision.

i.

ii.

iii.

Agenda Item 411/2015
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Develop a non-financial incentive
program that is tied to updated
residential design guidelines.
For example:
- If a house that is older than 50
years is retained, it may achieve
a floor space ratio of 0.60.
- If a house that is older than 50
years is demolished and the
new house meets the revised
design guidelines, it may
achieve a floor space ratio of
0.50.
- If a house older than 50 years is
demolished and the new house
does not meet the revised
design guidelines, then the
house may only achieve a floor
space ratio of 0.40.
Give consideration to the
requirement that all renovations
and new-builds must meet the
revised design guidelines.
Collect and map data on properties
regarding lot size, house size and
construction date.
Develop criteria for infill housing,
stratification, or subdivision based
on the data results and in
conjunction with the current
review of the Official Community
Plan.
Investigate using a 2-tier system,
where some proposals apply for
infill through Heritage
Revitalization Agreements and
some through agreeing to Heritage
Designation.

City of New Westminster
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c. Consider mechanisms for
reviewing the designs (renovations
and new) of single family
dwellings.

i.

ii.

d. Make applying for renovations
easier, quicker and less expensive.

iii.
i.
ii.

e.

Develop a system of fee rebates
for work that retains existing
buildings

i.

ii.

f.

Lobby for official codes to
acknowledge and respect heritage
buildings.

g. Support the BC Building Code
Alternate Compliance Section.

Agenda Item 411/2015

i.

i.

Investigate if the Community
Heritage Commission mandate can
be changed to include a design
review component.
Investigate if a Development
Permit Area would allow for the
creation of a design review body
for single family dwellings.
Identify other options.
Reassess triggers for automatic
servicing upgrades.
Reconsider the requirement that a
full set of architectural plans be
provided for small renovations.
If the minimum requirements of
the revised design guidelines are
met, applicants may apply for a
50% rebate on building and
engineering fees.
If a registered architect is retained
for the duration of a Heritage
Revitalization Agreement
proposal, the applicant may apply
for a 50% rebate on the rezoning
fee.
Work must be completed before a
rebate can be requested.
Continue to lobby the provincial
and federal governments to
provide relaxations in official
codes for buildings identified as
heritage (with the definition of
‘heritage’ being as broad as
possible).
Continue to promote the BC
Building Code Alternate
Compliance Section for
applications involving recognized
heritage buildings.
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h. Continue to utilize available
heritage conservation tools.

i.

ii.

iii.

i. Develop incentives for existing
multi-family buildings.

i.
ii.

iii.
j. Support the New Westminster
Heritage Foundation.

i.

ii.
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Promote the use of Heritage
Revitalization Agreements and
Heritage Designations.
Consider using other existing tools
(such as heritage inspections) from
Part 27 of the Local Government
Act.
Identify and assess how other local
governments promote and utilize
heritage conservation tools.
Identify and collect data on
existing multi-family buildings.
Consider simple ways for allowing
these buildings to be rebuilt with
the same number of units in the
event the buildings are destroyed.
(The City could consider carrying
out rezoning of these properties in
consultation with the affected
property owners.)
Consult with affected property
owners.
Consider increasing and
regularizing the City’s existing
annual financial contribution.
Identify and assess how other local
governments provide financial
incentives to identified heritage
buildings.

Strategy #3: Develop mechanisms, including regulations that prevent, or policies that
deter the demolition of existing buildings and landscape elements that contribute to the
heritage character of the neighbourhood:
Purpose: In the event that incentives are not enough to retain an existing building or
landscape feature, it is appropriate to have regulations in order to protect places and
features of heritage value.
Actions:
a. Establish, for the entire
neighbourhood, a Heritage
Conservation Area, a Development
Permit Area, or a new zone with
the primary goal of heritage
conservation.

Agenda Item 411/2015

Next Steps:
i.
ii.

Assess and compare the benefits
and obstacles of each approach.
Assess and compare the legal
obligations of each approach (ie:
can demolitions be prevented in a
Development Permit Area?).
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b. Identify the reasons why
demolitions occur.

i.
ii.

iii.

c. Establish mechanisms to deter
demolitions.

i.

ii.

iii.
d. Protect trees on both public and
private property.

i.
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Conduct an economic analysis of
key drivers for demolition.
Compare results with data
developed in other strategies to
identify which properties are most
likely to seek demolition.
Determine if there are mechanisms
available that would directly
influence and deter demolitions.
Develop a policy that requires a
high percentage of deconstruction.
(City already has this underway).
Develop a policy that requires a
higher level of recycling than
currently identified in the
MetroVancouver recycling
program (ie: banisters, trim,
frames, etc.)
Refer both policies to the City’s
Environment Committee.
Develop an Urban Forest
Management Plan and Bylaw (City
already has this underway).

Strategy #4: Encourage support for heritage conservation by providing easy-to-access
information and enhanced communication for residents and other interested parties.
Purpose: Municipal heritage conservation programs benefit from being fair and
reasonable, and from having the support of a City Council, the community, and specific
groups within the community that are involved with those programs (builders, real estate
agents, architects, etc.). Heritage conservation programs can seem complicated, and
often, the legal obligations for protected heritage property might seem onerous. Building
support for heritage conservation programs can be assisted by the sharing of useful, easyto-access information that alleviates concerns and generates enthusiasm for heritage
conservation.
Actions:
a. Promote the heritage brand of the
City.

Next Steps:
i.

ii.
iii.

Agenda Item 411/2015

Include a concise statement about
the value of the City’s history and
heritage in formal communication
material.
Include heritage conservation in the
City’s strategic planning goals.
Include the consideration of
heritage value in land use
management decisions.
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b. Provide innovative learning
opportunities.

i.

ii.

c. Develop informational material that
is easy to access and follow.

i.

ii.

iii.

iv.

v.
vi.

d. Develop a communication strategy
for the implementation of
recommendations a–c in Strategy
#4.
6.0

i.
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Expand the City’s practice of
providing workshops by targeting
specific groups such as the building
industry and the real estate
industry.
Organize large events with worldclass speakers and local experts on
heritage conservation.
Develop a ‘renovation road map’
and other material that provides
information on making renovations
easier, quicker and less expensive.
Develop a brochure about heritage
conservation for real estate agents
to provide at their open houses.
Make information on the City’s
heritage conservation program
more prominent on the website,
with links to other resources and
access to above hand-outs.
Identify and address common
myths about heritage programs and
tools.
Post the neighbourhood inventory
on the City’s website.
Determine methods for reaching
potential buyers before they
purchase a property with an
historic building on it and outline
Retention options and benefits.

Work with the Communications
Division to develop the
communication strategy and
timing.

PUBLIC CONSULTATION

With Council’s direction, the next public consultation event would take place at
Centennial Lodge in the early afternoon of Saturday November 21, 2015. The Working
Group would like to make this last scheduled public event as meaningful as possible for
the neighbourhood. With advice from the City’s Communications Department, the
Working Group would like to provide a more festive atmosphere by hosting a barbeque
or something similar and to have a speaker. The intent would be to encourage people
from the neighbourhood and those who are already in the park for other activities to stop
by, have some food, and listen to a presentation and/or browse the information boards.

Agenda Item 411/2015
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A newsletter with the draft principles, strategies and actions would be mailed to all
Queen’s Park neighbourhood residents (owners and renters) inviting them to the above
public consultation and to provide them with alternative ways that they can provide
comments.
Other audiences for review of the draft principles, strategies and actions would include
the Queen’s Park and other Residents’ Associations, the New Westminster Heritage
Preservation Society, and relevant City committees.
The final output would be a document presented to Council which would contain the final
heritage conservation principles, strategies and actions for retaining and enhancing the
character of the Queen’s Park neighbourhood, as well as background material and a
summary of the Working Group process.
7.0

OPTIONS

The Land Use Planning Committee has the following options to consider:
1) That the Land Use and Planning Committee recommends that Council direct staff
to proceed with the public consultation on the draft principles, strategies and
actions as outlined in this report.
2) That the Land Use and Planning Committee recommends an alternative direction.
Staff recommends Option 1.
ATTACHMENTS:
Appendix A: Study Area Map

Julie Schueck,
Heritage Planner

Beverly Grieve
Director of Development Services
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

10/5/2015

From:

Beverly Grieve
Director of Development Services

File:

13.2680.20

Report #: 410/2015
Subject:

Zoning Amendment Bylaw No. 7781, 2015 - Commercial Storage
Lockers in the C-4C District

RECOMMENDATION
THAT the Land Use and Planning Committee request staff to seek input from the
three residential Strata Council’s prior to forwarding the zoning amendment
bylaw to a Public Hearing.

EXECUTIVE SUMMARY
Storage lockers were approved in the Building Permit plans for the commercial
component of Plaza 88 as an accessory use to both the commercial and residential uses in
Plaza 88. Plaza Storage and Signs Ltd. was renting the lockers out to the ge neral public,
which is not permitted under the current zoning and has applied for a text amendment to
the C-4C zoning district in order to allow the renting of the lockers as a principal use on
this property. The provision of lockers available to the general public could be a useful
service in this highly urbanized location. The Engineering Department advises that the
associated traffic impacts to the surrounding road network, particularly Eighth Street, will
be minimal. It is recommended that Zoning Amendment Bylaw 7781, 2015, which
would permit storage lockers as a principal use in the C-4C district, be given First and
Second Reading and be forwarded to the November 30 Public Hearing.
1.

PROPOSAL

An application has been received to amend the text of the C-4C zoning district in order to
permit commercial storage within Plaza 88. The C-4C zoning district only applies to
Plaza 88.
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2.

POLICY AND REGULATIONS

2.1

Official Community Plan Designation

2

Plaza 88 is designated Mixed – Use High Density in the Official (Downtown)
Community Plan
The proposed text amendment is considered to satisfy the service / commercial
component in this designation in the Official Community Plan.
2.2

Zoning Bylaw Consideration

Storage is not a permitted principal use in the C-4 C zoning district. This text amendment
would permit storage as a principal or commercial use at Plaza 88.
Staff proposes that the proposed commercial storage be permitted through a site specific
text amendment to the Zoning Bylaw.
3.0

BACKGROUND

3.1

Site Characteristics

The storage lockers are located within the Shops in New West, accessible from Eighth
Street and internally through Plaza 88. Three residential towers facing Carnarvon Street
and the Old Spaghetti Factory abut the site to the north. The Anvil Centre is located
across Eighth Street and the property at the corner of Columbia Street and Eighth Street is
currently vacant.
3.2

Project Description

The proposal is to allow existing storage lockers within Plaza 88 as a principal use, where
the lockers may be rented out to the general public. There are 142 lockers in the facility,
ranging in size from 28 square feet to 60 square feet, with the majority being 28 square
feet in size. The loading bay located off Eighth Street provides access to commercial
renters and is open 9:00 a.m. to 7:00 p.m., with fob access to the lockers. Commercial
and residential renters within Plaza 88 have internal freight elevator access at all times.
Applicant:

Mike Degelder, Plaza Storage and Signs Ltd.

Owner:

First Capital (Plaza Retail) Corporation

Address:

811 Carnarvon Street

Current Zoning:

Central Business Districts (Restricted) (C-4c)

Proposed Zoning:

Text Amendment to Zoning Bylaw

Current OCP and Land Use
Designation:

Mixed-Use High Density
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The subject lockers were built under the Building Permit for the commercial component
of Plaza 88 and were approved as an accessory use to the principal uses (commercial and
residential) within Plaza 88. Subsequently issues arose in connection with illegal signage
and the lack of a business licence for certain businesses within Plaza 88. It was then
determined that Plaza Storage and Sign Ltd. was operating without a business licence and
contrary to the Zoning Bylaw as a principal use. The applicant has indicated that these
lockers were built for the use of residents of the high rise development proposed for 900
Carnarvon Street (Area 4) and that when Planning staff indicated that lockers should be
available on site for the future residents of 900 Carnarvon Street, that the subject lockers
were then rendered of no use except to rent to the general public.
4.2

Land Use

Indoor Storage is generally included as a principal use in industrial districts in the Zoning
Bylaw. While the actual land use could be considered industrial in nature in terms of the
Zoning Bylaw, with the location of the lockers within a non-visible portion of the Shops
At New West, the lockers are not considered to present any land use conflicts in terms of
noise, odours, or visual appearance.
The provision of commercial lockers could be a useful service to the general public in a
highly urbanized area, particularly with the recent trend toward smaller apartment units.
4.3

Traffic

Using a total of 142 storage units as reference (assuming all users from Plazas 88 access
them through the loading bay), the number of two-way traffic volumes are:
AM peak = 2.8 vehicles/hour
PM peak = 4.3 vehicles/hour
Weekday = 39.8 vehicles/day
Saturday = 35.5 vehicles/day
Sunday = 25.6 vehicles/day
Therefore, only 3-4 vehicles (two-way) are generated at any weekday peak hour OR a
total of 40 vehicles are generated in a weekday.
With a maximum of 15-minute loading regulation, it is expected a maximum of two
vehicles could be found in the loading bay due to the presence of the storage lockers. The
Engineering Department advises that the associated traffic impacts to the surrounding
road network, including 8 th Street traffic condition will be minimal.
The above assessment is based on all the lockers being accessed through the loading bay,
which is not necessarily the case as there is also internal access. The above calculations
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also do not take into account the highly urban nature of the location by a SkyTrain
station. Therefore, the trip generation calculations in this case are considered to be
conservative (high).
4.4

Licenses and Permits

If this application is successful and the storage lockers are permitted to be rented out to
the general public, the applicant will need to apply for and receive a business license and
a Sign Permit and comply with the Sign Bylaw.
5.0

PROJECT REVIEW PROCESS

A letter will be sent to the Strata Council for the three towers in Plaza 88.
6.0

OPTIONS

There are three options for the Land Use and Planning Committee’s consideration, they
are:
1.

That the Land Use and Planning Committee request staff to seek input from the
three residential Strata Council’s prior to forwarding the zoning amendment bylaw
to a Public Hearing.

2.

That the Land Use and Planning Committee recommend that Council consider
Zoning Amendment Bylaw No. 7781, 2015 for First and Second reading and
forward the Bylaw to a Public Hearing on November 30, 2015.

3.

That the Land Use and Planning Committee recommend that Council not support
the rezoning application.

Staff recommends option 1.

ATTACHMENTS:
Attachment 1: Location Map
Attachment 2: Bylaw 7781, 2015
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Barry Waitt
Senior Planner

Beverly Grieve
Director of Development Services
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For
Jackie Teed
Manager of Planning
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Attachment 1
Location Map
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Attachment 2
Zoning Amendment Bylaw No. 7781, 2015
(Housekeeping)

CORPORATION OF THE CITY OF NEW WESTMINSTER
Zoning Amendment (Housekeeping) Bylaw No. 7781, 2015
A bylaw to amend Zoning Bylaw No. 6680, 2001
______________________________________________________________________________
WHEREAS:
A.

The Council is enabled to zone and to regulate the use and development of land; and

B.

The Council has adopted and wishes to amend Zoning Bylaw No. 6680, 2001.

NOW THEREFORE the Council of the Corporation of the City of New Westminster, in open
meeting assembled, enacts as follows:
Citation
1.

This bylaw may be cited as “Zoning Amendment (Housekeeping) Bylaw No. 7781, 2015”.

Amendments
2.

Zoning Bylaw No. 6680, 2001 is amended as follows:
(a) by deleting 532.2 and replacing it with the following:

Permitted Uses:
a) The uses permitted in this C-4C zone are the uses permitted in the C-4 zone S. 520
b) Commercial storage lockers.

READ A FIRST TIME this ______________ day of _________________, 2015.
READ A SECOND TIME this ___________ day of _________________, 2015.
PUBLIC HEARING HELD the ___________ day of _________________, 2015.

Document #758753

Bylaw No. 7781 2015

2

READ A THIRD TIME this _____________ day of __________________, 2015.
ADOPTED this ____________ day of _________________ ,2015

Mayor

City Clerk

EDMS #758753

