100 Braid Street Zoning Bylaw Text Amendment Application (REZ00201)
Online Survey Results
Timeline for Survey Comments: September 27 to October 12
Survey Summary:
1) 50 respondents replied to the survey.
2) The response to the text amendment was split: most respondents either strongly supported (11
out of 49 question respondents, 22.4% of question respondents) or strongly did not support (24
out of 49 question respondents, 49.0% of question respondents). More than double the number
of respondents did not support (either do not support or strongly do not support) (33 survey
respondents, 67.3% of question respondents) than supported (either support or strongly
support) (15 survey respondents, 30.6% of question respondents)
3) 39 respondents provided comments about the proposed text amendment: there were more
concerns noted against proposal versus in support of the proposal. Comments were put into
themes, with some respondents having comments that fit into more than one theme.
The most common concerns raised (i.e., raised by two or more respondents) were:
 Traffic concerns (other than parking) (mentioned by 14 respondents);
 Parking concerns (mentioned by 13 respondents);
 Height concerns (mentioned by 11 respondents);
 Not enough affordable housing provided (or for long enough) to justify enhanced
development rights (mentioned by 9 respondents);
 Neighbourhood character concerns (mentioned by 5 respondents);
 Too many units (mentioned by 5 respondents);
 Concerns about too much population growth in this area and a lack of amenities to
accommodate this growth (mentioned by 4 respondents);
 Concerns about Wesgroup’s process (get rezoning approved and then go back and do a
text amendment to get bigger buildings) (mentioned by 3 respondents); and,
 Not enough family-friendly units, especially affordable ones (mentioned by 2
respondents).
The most common comments in support of the application included:
 Good to have density near Skytrain (good for environment etc.) (mentioned by 4
respondents); and,
 Good to see more rental (including affordable rental) being built (mentioned by 4
respondents).
4) 47 survey respondents answered the question about which neighbourhood (in this case,
Residents Association area) they lived in: most question respondents (27 out of the 47 question
respondents, 57.4% of question respondents) lived in Sapperton. The next most common
Residents Association area among respondents was Brow of the Hill (5 question respondents,
10.6% of question respondents), followed by Massey Victory Heights (4 question respondents,
8.5% of question respondents).

City-Led Consultation
A City-led consultation process was also undertaken from September 27 to October 12,
2020. This included the creation of a city-led consultation webpage to provide up-to-date
information on the project as well as contact information, an online survey, and a Virtual
Information Session was held over Zoom on October 7, 2020. A summary of the Online
Survey and Virtual Information Session is included in the following pages of this
attachment. Key themes identified were:
o Questions received included:
- impact of rental on commercial businesses, safety of school children (walkability
and public experience of site),
- public outreach for project,
- details on the useable open space on site and suitability for families,
- Compressed timeline for public comments and CMHC deadline (what happens to
project if this falls through),
- parking for UA and construction staging,
- length/term of affordability,
- comments about art gallery/studio space (design related and whether it can
accommodate ceramics)
o Major Concerns raised:
- Traffic and parking as a result of increased density and proposed parking variance
- Proposed height increase of building
- Need for more affordable housing
o Items raised in support for project by some community members:
- Project providing density near SkyTrain
- Provision of more rental housing in community (including less-than-market rental
units)

5) 45 survey respondents provided age information. The majority of question respondents (27 out
of 45 question respondents, 60.0% of question respondents) were 35-49 years old. In regards to
representativeness analysis (compared with the 2016 Census analysis for all of New
Westminster):
 The following age groups were underrepresented in the survey: 0-19 year olds (0.0% of
survey respondents “-“ 16.8% of New Westminster residents = -16.8% difference), 20-34
year olds (6.7% of survey respondents “-“ 23.4% of New Westminster residents = -16.8%
difference), and 65+ year olds (6.7% of survey respondents “– “15.2% of New
Westminster residents = -8.6% difference);
 The following age groups were overrepresented in the survey: 35-49 year olds (60.0% of
survey respondents “-“ 22.4% of New Westminster residents = +37.6% difference); and,
 The following group had a similar representation in the survey compared with the New
Westminster population: 50-64 year olds (26.7% of survey respondents “-“22.1% of New
Westminster residents = +4.6% difference).
6) 48 survey respondents answered the question about connections to New Westminster. The
most common connections were:
 Homeowner in New Westminster (36 question respondents, 75.0% of question
respondents);
 Renter in New Westminster (8 question respondents, 16.7% of question respondents);
and,
 Employee in New Westminster (8 question respondents, 16.7% of question
respondents).
When looking at just owner/renter breakdown (44 question respondents) for
representativeness, the following results were found:





81.8% of tenure answers were homeowners, while 18.2% of tenure answers were
renters;
When compared with the tenure breakdown for New Westminster as a whole,
renters (18.2% of question respondents – 43.9% of New Westminster households = 25.7% difference) were underrepresented and owners (81.8% of question
respondents – 56.1% of New Westminster households = 25.7% difference) were
overrepresented.
When compared with the tenure breakdown of Sapperton as a whole
(https://www.newwestcity.ca/database/files/library/OUR_CITY_2041_Official_Com
munity_Plan_Statistical_Planning_Boundaries_Map.pdf), renters (18.2% of question
respondents – 44.6% of Sapperton households = -26.5%) remained
underrepresented, while owner households (81.8% of question respondents –
55.4% of Sapperton households = +26.5% difference) remained overrepresented.
(*at the time of the creation of the RA profile data, the McBride Sapperton RA also
contained the now Victoria Hill Ginger Drive RA area, so the Sapperton
neighbourhood statistical boundaries were used for this comparison).
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What is your level of support for the proposed text amendment to the Comprehensive
Development zoning (CD-67) District for 100 Braid Street?
Respondents: 49
Choice

Percentage

Count

Strongly support

22.4%

11

Support

8.2%

4

Neutral

2.0%

1

Do not support

18.4%

9

Strongly do not support

49.0%

24

Total

100%

49

Do you have any comments about the proposed text amendment?
Respondents: 39
#

Respondent

Do you have any comments about the proposed text amendment?

1

64.180.115.13

y

2

69.172.169.55

3

172.103.252.102

4

96.55.130.97

5

64.114.222.113

6

96.55.145.193

While I agree with increasing density around transit, I do not think a 35 storey
building is a good fit for the first high rise in the area. The original building
size proposed was already going to look massive. As with the Brewery District,
Wesgroup has shown us a plan and then later come back to increase the
height of the tower substantially. It seems like every building going up in the
area is using the affordable housing angle to increase their size. Affordable
housing should be included in the original planning as a requirement, not
thrown in later as a way to try to maximize profit by increasing the number of
units for sale or rent. I will be sad to see the original 100 Braid St building lost;
it is an amazing and unique space for our community and it adds great value
to the area for artists and art lovers.
Additional density next to a skytrain station is positive for residents, and the
environment.
Vehicle traffic at this intersection and within Sapperton far exceeds current
infrastructure. I have grave concerns at this time regarding traffic at the Braid
and Rousseau, especially during times of drop off and pick up of school
children. I am aghast at the carelessness and aggressive driving observed on
a daily basis. It is not uncommon to see vehicles disobey road rules and drive
in the oncoming lane. Sapperton has long struggled with parking and I do not
support the amendment to decrease parking.
This is yet another example of Wesgroup playing the game of getting
approval to rezone a property under one set of plans, then, after approval,
applying for a Text Amendment to significantly change the terms of the
property. Wesgroup's proposal is a ridiculous ask: expanding the initial
building from 20 storeys to 35 on the basis of Market Rental housing to try
placate the City. Market Rental does not satisfy the need for affordable rental
housing in Sapperton or New Westminster generally. Wesgroup MUST be told
'no' clearly so that they will stop playing this dishonest game of switch and
bait with the City and the resident in which it operates. The proposal to
significantly reduce the number of off-street parking is another ludicrous ask
in an area which is already overburdened with traffic and parking issues. This
Text Amendment proposal is a complete non-starter.
I am very much opposed to this development. It is out of character with the
rest of Sapperton, and will serve to further congest an already challenging
area of the city to traverse through. I want to see development that meets
the needs of the Sapperton community - a giant tower of a bunch of 1 and 2
BR condos is not at all what the community needs. We need affordable,
family-friendly housing options. The developer's offer of 96 "less-than-market
rates" units is not sufficient in meeting community needs in order to
compromise on other aspects of this proposed development. When the going
market rate already prices out so many people, "less-than-market rates" does

7

206.116.134.13

8

206.116.216.250

9

96.55.131.45

10 24.86.150.172

11 142.179.41.107

not mean affordable. I urge the City to put this development on hold until a
proposal that actually meets community needs can be developed.
too tall, too many people for that location, surrounding streets can not
support more cars, not enough parking in the building to support all those
suites, why so many rental buildings in sapperton? Why does Wesgroup have
such a monopoly on the rental market in one neighborhood? No shopping at
the bottom of Braid for residents of this building (big hill to climb for
residents to buy anything). ITS JUST WRONG, 25 STORIES IS MORE THAN
ENOUGH RENTALS
if the purpose is to gain rental units, the market rental units will still be
unaffordable for many and the 96 low rental don't meet the City's low rental
definition, then why would we trade off these less than beneficial changes to
add more density to an already congested area. Has the City considered how
they are going to manage the pedestrian traffic at this already busy
intersection. Perhaps the developer should be asked to include putting in
overhead walkways from this building.
The wording around the art gallery and studio spaces need to be prioritized
and brought to the forefront based on the last rezoning of this property. The
existing convenant must be respected.
The city is too quick to give-in and approve variance because of the magic
words : "Market Rental Housing" I am strongly opposed to yet another Zoning
Amendment in the Brewery District to increase the height of the tallest highrise on the site to an insane height of almost 100 meters. I really hope the
lure, and bribery of some added secured market rental space will not sway
council to pass this amendment. Since moving to Sapperton in 2003, when
there was still a smell of hops in the air from the Labatt's brewery down the
street, lots has changed in New Westminster's oldest neighbourhood. So after
the brewery closed in 2005, and the public hearings began about how to
develop the "Brewery District", to be a part of the modern Sapperton
community. Residential, commercial and health services was going to make
the area around Royal Columbian Hospital a better place. Adding all this to a
brand new Skytrain station was a good way to bring this multi Acre lot into
the modern age. I was initially in favour of this modernization. From the very
first public hearing/consultation, there was concern about density. How much
extra traffic could the surrounding roads handle. Where were these new
residents kids going to go to school? What kind of park or green space would
be added to accommodate such an increase? The developers overseeing
these public consultations brushed a lot of these concerns off. Initially my
neighbours and I voiced concern about density and the number of stories in
the 4 largest residential apartment buildings along Brunette Ave. The initial
proposal looked at the height of these building starting on the South end at 8
stories, then 8 stories, then 12 stories and the last one - what they called the
'show-piece' - at 20 stories (200 feet). As the hearings continued, I made sure
my concerns were in writing, and tried to get more information from the city
and the developers about what they really wanted. After a few public
hearings of the developer downplay
It's time to STOP increasing population in New Westminster

12 70.71.171.68
13 66.183.129.106

14 50.92.46.107

15 75.155.151.198
16 96.55.134.233
17 96.55.132.76
18 66.183.195.245
19 66.183.217.100

The additionally density will not be rentals in perpetuity.
Too tall. Too many units. Infrastructure in & around this area does not
support this type of population growth nor does this fit the look & feel of my
New Westminster
This building so to high for this area....the traffic in this area is already
terrible, the Urban Acadamy already blocks out so much sunlight in the area
and the ration for the parking is crazy wrong. Whats going to happen is that
the people who live in this building will still have cars and you will be turning
the Sapperton area around this into a giant parking lot.
Crazy to increase density but reduce off street parking
It strikes me that Wesgroup's intentions to expand the scope of their project
is very self-serving.
Adding market value housing doesn’t justify increasing thy r density by so
much
Traffic is bad enough in this area. The building does not meet the feel of the
neighborhood
The 35 stories is too high. This building is going to set the stage for the rest of
the Sapperton green development. Keep it at the original planned height.
Please don’t let them go that high.

20 173.180.110.72

Add a pet friendly area like dog area for pee/poop and dog park

21 50.92.233.10

I do not like that they want more parking on the street as that area is already
crowded. I hate the added height, and I don’t think what Sapperton needs is
more housing that no one can afford anyways. Market rate means nothing
when even the market rate is too high, even the less-than-market rate suites
probably aren’t that much less and that support gets cut off after only 10
years? Hell no. Keep Sapperton small and charming and free of big
developments

22 99.199.95.129

Traffic and parking concerns.

23 192.252.234.224

The amendment should not be approved unless the affordable units
mentioned in the proposal are guaranteed in perpetuity and apply to a range
of differently-sized units that could accommodate family groups (i.e. 2 and 3
bedroom units).

24 205.250.164.112

Too many units for small streets

25 70.71.231.43

It is too big a project. The streets & traffic control in Sapperton would not be
able to handle the added volume of this many residents

26 99.199.93.19

i'm worry the fewer parking spaces will affect the other houses in the area

27 50.92.45.183

I am opposed to the increase in height at 100 Braid Street. Even 21 stories is
too high for the surrounding neighbourhood of single family homes. 35
stories would be an obscenity. I am also a little disturbed at how much clout
these developers have with city councils in general. There has been a
disruption in the local street parking since the school was opened on that
corner. All the 2 hour spots are taken up every day by the parents, who park
their cars in the streets and walk their kids to school. Now, with these

28 13.110.54.38

29 70.71.254.149

30 207.34.136.200
31 96.55.134.129
32 50.92.45.73

33 70.71.224.135

proposed amendments, the situation will not improve. Wesgroup should not
only be responsible for providing additional parking, but they should also be
held fiscally responsible to all the necessary traffic, sewer and water
improvements to the streets. It usually takes me more than ten minutes to
drive the two blocks from my house on Wilson to the freeway entrance. The
problem here is that the railway has control of the signals at Braid and
Brunette. Even the smallest switching movement at BNSF can activate these
signals. If the city wants to develop Sapperton Green, the whole existing
street pattern will have to change. I suggest that Braid street needs to go
subterranean, beneath the tracks, and the developers should pay the whole
shot. The entire approach of Brunette to the freeway will have to change, all
the on ramps and off ramps. The trains will no longer need to blow the damn
whistles and the good folks in all the new towers will get a good sleep each
night. Please consider this option in your planning process for the future of
Sapperton.
I do not support this development in its current iteration. Specifically, I feel
that the bonus density for rental apartment construction is excessive and
does not reflect current market dynamics. Rental apartment construction is
now more attractive vs. condo development. As such the roughly 60% bonus
density is out of scale for what the developer likely wants to build anyhow.
Instead I suggest adapting the city's rental density bonus policy to roughly
30% instead, resulting in a development that better transitions down to the
residential neighbourghood beside. High rises above 30 floors should only be
located closer to station. On this side of Braid Street heights should already
be transitioning down to more of a mid-rise scale.
I would support this plan if market rental rates were reasonable. I saw the
line item - may include some market rentals about 70% of median income for
10 years. 70% is ridiculous, and new west should expect more from
developers it agrees to work with. There is a housing crisis. Actually
affordable rental rates for a specified number of suites for more than 10
years should be required. New west should not only be for the rich.
I believe there is a shortage of affordable rental property in New West and
this proposed amendment will help provide additional rental housing in a
area directly accessible by existing public transportation
I support the 424 units of market rental housing and the 395 square metres
(4,252 sq.ft.) of dedicated art gallery and studio space with discounted rents.
Insted of making yet another construction site I would rather see existing
buildings around New West get finished and first properly set up. Too much
development is happening all at once and we need to address the problem of
parking, school and affordable and livable housing with existing buildings.
I thought that the school would be able to purchase this for more classrooms
or a green field for children. I guess the developers knocked them out of the
race?

34 192.157.115.133

This development fits with the city's goals for below market rental housing.

35 70.68.140.26

Nice to see this area being cleaned up, and very progressive to see density
around sky train.

36 209.52.88.25

37 96.55.136.166

38 64.180.192.252

I think this a great idea
There is no question that the City of New West would benefit from a greater
inventory of quality rental housing in our very limited land base. There is also
no question that Wesgroup has an impressive proven track record of
transforming older neighbourhoods into vibrant urban centres. In this case
Wesgroup is going a step further by embarking on a relationship with CMHC
that could bring significant benefit to New West and specifically to this
Sapperton neighbourhood, by securing "affordable rental units" for many
years to come. This proposal shows a very thoughtful and thorough design
for integrating high density living with creative amenities that will enhance
the quality of life for all residents - owners and renters alike, as well as local
neighbours. The City of New West has planned an ambitious undertaking for
the Sapperton OCP and now Wesgroup is stepping forward to lead the
change and bring diversity to our City. I believe Council should support the
vibrant growth destined for the Rouseau Triangle and Sapperton Green
neighbourhoods while realizing the opportunity to increase quality rental
inventory for the next generation of home owners and renters coming to
New West. It is the City's responsibility to facilitate positive change as it
relates to new projects and this one has a great many pluses to weigh in it's
favour.
I am the president of a club at Douglas College and this is a few students
thoughts they have sent me. First, is that approximately 75% of the units will
be non-family orientated (Studio + 1 Bedroom). For the majority of students,
it is important to us that the building will be more focused towards
individuals and couples. Further, this is important since most of the students
fall within this category, and it's important for us to know the demographic
that may be moving in. Second is how close it is to public transit, which,
many students rely on public transport as their way of getting around, since
personal vehicles can be outside of financial reach due to being low income,
and having large tuition fees. We found that since the proposed building is so
close to transit, as well as part of our tuition fees being allocated to the
Upass, it would be ideal for many New Westminster Douglas students. Third,
it is stated that you may get subsidizes for some of the rental spaces. Most
students are considered low income due to tuition fees, and spending time
studying, they are unable to earn a healthy wage to pay for high cost rentals.
These subsidies will likely make or break it for some students, which may
even be long-term, or life-long tenants of the rental space. Lastly, it had
mentioned several different amenities that will also be in the new building. 3
key ones to us were the Gym, BBQ area and green area. The gym will be
fantastic for students as the generation is very health conscious, and will
result in the gym being used before or after a student has classes. (This will
also in turn, help students perform better in school, due to better health). For
the BBQ area and green area, students will be able to entertain some friends
for an evening and enjoy some green sites, versus an apartment downtown,
which one would likely only see other buildings and not so much green. These
would act as entertainment areas, which would leave a positive feeling from
students.

39 206.116.134.178

1. There is no guarantee at this point that less-than-market rental units will
be made available by the developer. Market rental housing by Wesgroup is
not affordable housing. 2. With the identified traffic concerns of the lower
Sapperton neighbourhood from both parent vehicles from Urban Academy
(soon to be an additional 100 students) and staff from Royal Columbian (also
in expansion) adding density will only add to traffic either moving or parking
in the current neighbourhood. There is an assumption that tenants won't
have cars. Taking transit to get groceries during this pandemic or walking the
distance to the nearest grocery store from this site are not reasonable
options for some families. 3. At what point will the goal of livability be looked
at in the broader context by the City? Does New Westminster with it's small
land base have to densify with super-highrises to the detriment of existing
residents? Where are the amenities to support the additional people who
will move to this 118 metre high building? Our new schools are already full
and our recreational facilities are usually packed (pre-covid). The closest
park, Hume, is full of people already on the weekends. Sports teams can't find
space to play. Does Council actually care about the residents who already live
in Sapperton? I also really wonder why the City is allowing developers like
Wesgroup to build homes for people so close to a major truck route, railway
line and entrance to a freeway, and close to industrial lands? The years of
complaints from people living at the Quay should be a lesson about allowing
development so close to a railway with honking trains! What about the
quality of life of those tenants? Is this the best we can do? 4. Finally, from an
aesthetic perspective, the juxtaposition of a single-family neighbourhood
beside a 390 foot highrise couldn't be more unpleasant and the view, which
matters to many residents, will not be enhanced by the additional height.
Thank you.

OPTIONAL - Demographic questions
Respondents: 47
Choice

Percentage

Count

Brow of the Hill

10.6%

5

Connaught Heights

0.0%

0

Downtown

4.3%

2

Glenbrooke North

0.0%

0

Massey Victory Heights

8.5%

4

Moody Park

2.1%

1

Quayside

0.0%

0

Queen’s Park

2.1%

1

Queensborough

0.0%

0

Sapperton

57.4%

27

Victoria Hill Ginger Drive

6.4%

3

West End

2.1%

1

Not sure

0.0%

0

I don’t live in New West

6.4%

3

Total

100%

47

What is your age?
Respondents: 47
Choice

Percentage

Count

19 & under

0.0%

0

20-34

6.4%

3

35-49

57.4%

27

50-64

25.5%

12

65 & older

6.4%

3

Prefer not to say

4.3%

2

Total

100%

47

What is your connection to New West? (select all that apply)
Respondents: 48
Choice

Percentage

Count

Renter in New West

16.7%

8

Homeowner in New West

75.0%

36

Student in New West

4.2%

2

Employee in New West

16.7%

8

Business Owner in New West

8.3%

4

Other, please specify:

4.2%

2

Total

100%

48

#

Respondent

If other, please specify:

1

70.71.171.68

Looking for rentals in New Westminster.

2

173.180.110.72

Parent of a student in new west

100 Braid Street
Rezoning (Text Amendment) and Development Permit
Rupinder Basi, Development Planning Supervisor

Site
• Location: 100 Braid Street
• Current Use: Site occupied by 4
commercial tenants & 40 parking
spaces for Urban Academy;
• Site Area: 4,367 sq. m. (47,005.95 sq.
ft.)

July 13, 2020
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Application Overview
• Official Community Plan (OCP) Designation: RHC - Residential - High
Density/Community Facility
• Text Amendment to existing CD-67 Zone:
• Increasing residential density from 4.31 FSR to 6.45 FSR
• Increasing building height from 21 storeys to 34 storeys;
• Decreasing parking req. (rental) ratio of 1.0 stall/unit, and 0.1 visitor
stalls/unit to 0.81 stalls/unit per unit & 0.06 visitor stalls/unit.
• Development Permit: review of form & character in light of 100 Braid Street
Design Guidelines
July 13, 2020

3

Application Overview
• 100% secured market rental building ( 423 units) including Family-Friendly
units (25% of all units to be 2 & 3 bedroom units)
• 96 of the above-noted units to be provided at a reduced rental rate, for a
10 year period, subject to CMHC funding and affordability criteria
• Proposal being considered under City’s Secured Market Rental Housing
Policy

July 13, 2020

4

Review Process
•
•
•

•
•

Staff Assessment, including interdepartmental review
Preliminary Report to Council
Public & City Committee Consultation
• Wesgroup Stakeholder Engagement including outreach to
Sapperton RA
• New Westminster Design Panel Review
• City-led consultation (project website, Virtual Information Session &
Survey) – HAPPENING NOW
Council consideration of Zoning Amendment Bylaw (including
consideration by Council to hold or waive a Public Hearing)
Director of Development Services consideration of Development Permit
July 13, 2020
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Correspondence Received during City-Led Consultation Period
100 Braid Street
Proposed Zoning Bylaw Text Amendment and Development Permit

From: >
Sent: Wednesday, September 30, 2020 11:25 AM
To: External-Dev Feedback <devfeedback@newwestcity.ca>
Subject: 100 Braid Street

This proposal should not be considered:

Too many people for that location

Streets in that area can not support more vehicles (yes, tenants that live near skytrains do have cars,
don’t let the developer fool you)

It just took me a half hour this past week one day to drive from Buchanan ave to Brunette, no
construction, just busy, lights not functioning properly , trains etc…..adding 400+ families to this location
with the current road system is dangerous and foolish

There is no shopping at the bottom of braid (big hill to climb up if you need milk)

There is not enough parking for all those suites inside the building (tenants do have cars despite what
developers say)…..DO NOT LET ANYONE FROM THAT BUILDING PARK ON ANY OF THE RESIDENTIAL
STREETS.

Why does Sapperton need to have such a dominant supply of rentals, and by one company wesgroup?
Why not promote rental buildings in the other areas of the city, wesgroup has already been provided
that luxury at the Brewery District…..thats enough. They are not even “affordable”.

Wesgroup is getting greedy, no longer a good neighbor. What ever they ask for, is never enough, a few
years later they come back asking for more……I wish the home owners and tax payers of this city got this
kind of support.

I have lived in this Sapperton area for 50 years, I have been a _______________ in the neighborhood for
31 years………this is not a good idea.

-----Original Message----From:
Sent: Saturday, October 3, 2020 3:46 PM
To: External-Dev Feedback <devfeedback@newwestcity.ca>
Subject: Braid Street Project

I would like to comment on the proposal put forth by Westgroup, to increase the number of
floors and/or units, to the high rise development at 100 Braid Street, in exchange for offering
some temporary “affordable” units for a period of 10 years. I do not believe council should
approve the proposed changes put forward by this developer.
First of all, New West does not need more expensive apartments. We need more rental housing,
but we need affordable housing and not just a few select suites. "Affordable" and I use that term
loosely, housing in New West is primarily in older buildings, many of them, desperately in need
of redevelopment. We can’t afford to keep building apartment complexes that are unaffordable
for ordinary people. There are more low income people in New West, than well off people.
There are more lower income people in every community, but nobody seems to take that into
consideration when making plans for the future. Plus, offering less than 100 apartments at some
developers concept of “low cost” for 10 years, is a joke. Do they expect the people who are
living in those apartments to suddenly get rich after 10 years? Do they plan to move all the poor
people out on the street after 10 years and move in some rich people instead? That’s insane and
completely unreasonable.
Secondly, if the development should go ahead, I do not believe the developer should be allowed
to reduce the number of parking spaces. They may not all be required at the time the building is
occupied, however, you can’t add parking spaces later, they have to be built when the building is
constructed. Traffic is already an issue in that part of the city and forcing people to park on busy
and over crowded streets, because the developer was too cheap to build sufficient parking spaces,
is untenable. In fifty years, nobody knows what the needs of the community will be. Perhaps
even the number of parking spaces currently required by code, won’t be sufficient. That space
could be used for other purposes if it’s not used for parking, but eliminating it all together is
short sighted.
Westgroup only wants to make money. They don’t care about this community or the people in it.
Well they are in business to make money so I guess that’s okay for them, but that doesn't help
New West’s. It’s incumbent on Council to seek out and make deals with developers who can
help us to resolve our housing issues. Land space in this community is very limited, we can't be
wasting what little there is for developments that don't serve our needs. Take a pass on this one
and keep looking for the right partnerships.
Kindest Regards

From:
Sent: Friday, October 9, 2020 5:19 PM
To: External-Dev Feedback <devfeedback@newwestcity.ca>
Subject: 100 Braid Street
New Westminster Mayor, Council, & Planning Division:
I understand that there is a shortage of housing, especially affordable housing, in the Lower Mainland
and that increasing the density is unavoidable if we are to solve the problem. However, I am very
strongly opposed to this proposed amendment to Wesgroup’s plan for 100 Braid Street.
In the 22 years we have lived in Sapperton we have seen a dramatic increase in noise and traffic, as well
as parking issues in our neighbourhood. We have opposed several developments over those years (
Braid St-United Blvd-Skytrain project, the BC gov’t Highway 1 interchange project, Wesgroup’s
amendment to their Brewery District development, the building and expansion of the Urban Academy).
These projects, as well as the RCH expansion, mean our little neighbourhood has been inundated with
more noise, traffic, and “ratrunners”. Commuters wanting to avoid the long lineups on Braid Street cut
through our streets and back lanes. Our street becomes dangerous for kids playing when the hospital
employees get off work in the afternoon and speed down our streets, paying no heed to the current “
local traffic only” signs, speed limits, or traffic calming measures. Earlier this week I counted 11 vehicles
cutting down our back lane during afternoon rush hour in the space of only 10 minutes.
When I drive home now I no longer come up the Braid St hill and turn left onto my street ( Garrett ),
because it is unsafe d/t increased traffic levels. Instead, I turn left onto Rousseau St using the advanced
green at the traffic signal. Even then there have been several times I can’t continue down Rousseau
because the street is blocked with parents picking up their children from Urban Academy. What would
happen if an ambulance from the station on Rousseau St was trying to get through?
Where will the 40 Urban Academy parking spaces currently on the 100 Braid St lot go to once the new
development goes in? The neighbourhood certainly could not accommodate them. Decreasing the
number of off street parking spaces and almost doubling the height of in the proposed highrise would
make the situation even worse.
What changes to the traffic flow and upgrades to the city services will occur to support this new building
and ensure minimal impact to the neighbourhood?
Having these taller buildings towering over us detracts from the livability of our great little
neighbourhood. We chose to live here because of this neighbourhood. We are proud of the community
here. The highrises at the Brewery District and the proposed Sapperton Green have a bit of buffer space
between them and the current neighbourhood. 100 Braid St is right IN the neighbourhood.
I am tired of the city and developers not listening to the people who live in this neighbourhood, not
caring about the quality of life for those who live in the neighbourhood.
Please reject the zoning bylaw text amendment for 100 Braid Street.

From: Rupinder Basi
Sent: Thursday, October 15, 2020 3:24 PM
To: REDACTED FOR PRIVACY
Subject: RE: 100 Braid St rezoning

Greetings,

Thanks for your inquiry related to the proposed development at 100 Braid St. Below is a response based
on the information provided by the applicant as part of their application submission:

With respect to the proposed parking rate, the applicant is seeking a reduction from the bylaw which is
currently set at 1.00 spaces per dwelling unit. Based on the 423 rental units being proposed, this would
result in an equal number of parking spaces. This project is currently seeking a parking rate of 0.81
spaces per unit which equates to approximately 345 parking spaces. For context, approximately 75% of
the new rental units will be studio and one-bedroom units, with the remaining 25% to be two-bedrooms
or more. It’s also worth noting that residential developments are also required to provide visitor parking
for guests of the future tenants. This is typically 0.10 spaces per dwelling unit, but the applicant is
seeking a similar reduction to 0.066 spaces per dwelling unit, which would amount to approximately 28
spaces for visitors to park.

A key consideration that has been incorporated in to the parking reduction rationale for this proposal is
the close proximity to Braid SkyTrain station, which offers fast and frequent transit within a 5-10 minute
walk from this proposal site at 100 Braid Street. As shown in observational studies, such as the 2018
Regional Parking Study for Metro Vancouver, vehicle parking demand near rapid transit stations in
purpose-built rental residential buildings is lower than many existing bylaw rates, especially as
compared to strata (owner) buildings. In fact, the observed demand is generally in the range of 0.58 –
0.72 parking spaces per unit, still below the proposed 0.81/unit at this site. Furthermore, many cities
around Metro Vancouver are adjusting parking rates downward for rental development sites that are
located in close proximity to a SkyTrain Station (i.e. 400m or less) to reflect more current travel trends.
Reduced rates such as these already exist within the City of New Westminster.
In addition to the above mentioned rationale, the proposed development will also be focusing on other
Transportation Demand Management measures to help further encourage the use of sustainable travel
modes, thus reducing the need to rely on an automobile. The applicant’s transportation consultant has
indicated that when all these considerations are put together, the proposed parking rate is not only
adequate for the expected demand, but it also aligns with current trends and the City’s objectives on
sustainable transportation and reduced environmental impact.
Staff are reviewing the above-noted information provided the applicant as part of the transportation
review for the proposed rezoning (text amendment).

We hope the above information helps to address your inquiry, and thank you for your interest in the
development proposal.

Best,

Rupinder Basi | Supervisor of Development Planning

From: REDACTED FOR PRIVACY
Sent: Thursday, September 24, 2020 4:38 PM
To: External-Dev Feedback <devfeedback@newwestcity.ca>
Subject: 100 Braid St rezoning

Hi, I'm just reading about the application for rezoning of 100 Braid St by Wesgroup and I have a
question: they're applying to reduce the amount of off-street parking to less than a single stall per unit?
Or is this a misprint? I find it a little appalling that in the GVRD with density problems we're thinking
of allowing corporations to further exacerbate that by not providing adequate parking for units in their
buildings. That should work out well for houses with multiple jobs and/or kids. Or maybe they're
targeting strictly 1 bedroom apartments.
Forgive me but this doesn't seem real. Am I misreading the intentions here?
Thanks for your help,

(est. 1883)
September

25th,

2020

From: New Westminster Chamber of Commerce
201-309 Sixth Street
New Westminster BC, V3M 3A7
To Mayor and Council:
We are writing with regards to the application of Wesgroup to expand their building application
at 100 Braid Street.
The New West Chamber supports this expansion for the following reasons.
1. Finding and keeping great staff is an ongoing issue for local employers. Having an
affordable housing option close to work would make New West a more desirable place
to conduct business and would provide an advantage to local business owners.
Wesgroup’s commitment to provide a portion of units as below market rental would
help accomplish this goal.
2. The Sapperton Business district would greatly benefit from the additional foot traffic
that this expanded application would bring. Over the years, many businesses have shut
because there is not enough population in the neighbourhood to support their
operations. Cadeau Gift shop comes to mind.
3. East Columbia is intended to be a “Great Street” with lively foot traffic and places to
gather. The challenge to accomplishing this is that the kind of businesses that would
normally make up this kind of great street (café’s, restaurants, places to shop), do not
have enough people to support them and so they do not choose this neighbourhood.
Instead, because those businesses are not being attracted, organizations that would
more traditionally be using office space, are taking over prime retail locations.
4. Further, Wesgroup has committed to building a community gathering space which will
be very useful for holding small scale networking events and will be needed to replace
the existing event space at 100 Braid Street Studios. This will be an important
community asset and needs to remain an integral part of the design and approval.
Yes, there are valid concerns about the impact of this development on livability, but the
proximity to rapid and effective transit at this location, as well as a willingness to create an
effective traffic plan will alleviate many of them. Further, the expansion of purpose built rental
housing in New Westminster is a net positive for the community. On a personal note, as a
resident of Sapperton I am well aware of the potential impact on my neighbourhood. Including
on resident views, increased traffic and parking issues. However much of this impact would be
inevitable regardless of whether the expanded application is approved or not.
201-309 Sixth Street
New Westminster, BC V3L 3A7

604-521-7781
NewWestChamber.com

(est. 1883)
In conclusion, we believe that this application will benefit local business and therefore we are
sending this letter of support.
Sincerely,

Rnold Smith
CEO – New West Chamber

201-309 Sixth Street
New Westminster, BC V3L 3A7

604-521-7781
NewWestChamber.com

