
\ Corporation of the City of 
^ NEW WESTMINSTER 

ADVISORY PLANNING COMMISSION 
Tuesday, March 3, 2015 6:00 p.m. 

Committee Room No. 2 

MINUTES 
VOTING MEMBERS PRESENT: 
Ken Williams 
Richard Carswell 
Peter Hall 
Margaret Fairweather 
Brian Shigetomi 
Bart Slotman 
Alex Sweezey 

- Chair 
- Community Member 
- Community Member 
- Community Member 
- Community Member 
- Community Member 
- Community Member 

VOTING MEMBERS REGRETS: 
Agnes Cerajeski 
Peter Goodwin 

- Community Member 
- Community Member 

GUESTS: 
Cheryle Beaumont 
Paul Grant 
Christin Doeinghaus 
Mark Merlo 

- Head of School, Urban Academy 
- Architect, Omnicron 
- Donald Luxton and Associates 
- Traffic Consultant, MMM Group 

STAFF: 
Mike Watson 
Barry Waitt 
Lauren Blake 

- Planning Technician 
- Senior Planner 
- Committee Clerk 

The meeting was called to order at 6:02 p.m. 

1.0 ADDITIONS TO AGENDA 

There were no additions. 
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2.0 W ADOPTION OF MINUTES} 

2.1 Adoption of the Minutes of February 17, 2015 

MOVED and SECONDED 
THAT the minutes of the February 17, 
meeting be adopted. 

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

3.0 INFORMATION PRESENTATIONS 

3.1 646 Ewen Ave REZ00105 

Michael Watson, Planning Technician, summarized the report dated March 3, 
2015, advising that the applicant proposes to rezone the property addressed as 
646 Ewen Avenue from Local Commercial Districts (C-1) to Queensborough 
Neighbourhood Residential Dwelling Districts (RQ-1) to permit construction of a 
single detached dwelling. 

In response to questions from the Commission, Mr. Watson advised that the 
Official Community Plan designation on the site has been changed from 
commercial to residential in response to feedback received during the 
Queensborough Official Community Plan review. The rezoning application 
proposed to change the zoning to match that designation. 

MOVED and SECONDED 
THAT the report dated March 3,20 

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

4.0 REZONING (held 

4.1 101 Third St and 228 Manitoba St HER00031 
OCP00008 

Michael Watson, Planning Technician, summarized the proposed applications 
as outlined in the report dated March 3, 2015. 
applications have been received for the properties at 101 Third Street and 228 
Manitoba Street. The applications for a Heritage Revitalization Agreement (HRA) 
and an Official Community Plan (OCP) Amendment Application would allow the 
development of an additional building on the two sites to accommodate the 
expansion of Urban Academy. 

Mr. Watson noted that 
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Mr. Watson advised that the HRA would require the rehabilitation of the existing 
designated Robson Manor building and the long term protection and 
rehabilitation of interior elements within the building. The OCP amendment is 
required to amend the existing Official Community Plan designation from RM/RH 
- Residential Medium/High Density to S - Schools. 

Mr. Watson summarized the site context and policy context including the OCP 
designations, Heritage policies, the Affordable Housing Strategy and the Secured 
Market Rental Housing Policy. 

Mr. Watson advised that notification was sent to the following: 

• The surrounding neighbourhood within 100 metres (286 notices): 
• All Residents' Associations; 
• The Board of School Trustees; 
• Superintendent of Schools; and, 
• The New Westminster Heritage Preservation Society. 

In response to questions from the Commission 
following information: 

Mr. Watson provided the 

• The expanded school would remain exempt from municipal taxation; 
• The current designation of 228 Manitoba Street could allow up to a high 

rise building form, but would require a rezoning; and, 
• The existing building located on 228 Manitoba Street is 8,000 square feet, 

while the proposed expansion of Urban Academy would total 45, 000 
square feet. 

Cheryle Beaumont, Head of School, Urban Academy, provided a PowerPoint 
presentation outlining the proposed project as summarized in the report dated 
March 3, 2015. Ms. Beaumont also provided the following additional information: 

• The use of Tipperary Park is not required for the school's physical 
education curriculum or play time requirements; 

• The school has indicated that there is the possibility for sharing its facilities 
with the community; 

• Parents are required to sign a Code of Conduct, which outlines the 
school's pick-up, drop-off and parking standards; 

• Parents of junior students are required to escort their children to the 
entrance of the school; 

• The growth created by doubling a junior kindergarten class and allowing 
students to progress through the grades was anticipated in the original 
application; 

• Many senior students utilize public transit or carpool programs; and, 
• The school would contract a bus service when the program would be 

economically viable. 
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Paul Grant, Omnicron, spoke to the design of the project as outlined in the 
report dated March 3, 2015, noting that the newly constructed "L-shape" building 
would be the same height as the existing low rise building located to the south of 
the project. Mr. Grant noted that the new building would provide a bulk transition 
from the ten story apartment building located on Royal Avenue to the single 
family homes in Queen's Park. 

Christin Doeinghaus, Donald Luxton and Associates, spoke to the Heritage 
Revitalization Agreement aspect of the project as outlined in the report dated 
March 3,2015, noting that the proposal would adhere to the 
Guidelines for the Conservation of Historic 

In response to questions from the Commission, Ms. Beaumont, Mr. Grant and 
Mark Merlo, Traffic Consultant, MMM Group, provided the following information: 

® Completing the project in one phase could be the best option for the 
school, as well as the community, as it would limit the impact of building 
construction; 

• The applicant would be willing to consider sharing the school's facilities if 
the community expressed an interest, however, that arrangement is not 
currently included as part of the proposal; 

• The traffic study was completed conservatively and additional 
Transportation Demand Measures (TDM), such as siblings arriving in the 
same vehicle and school bus service could further reduce the traffic 
generation rate; 

• The school continues to work with residents regarding issues related to 
parking and drop-off and pick-up; 

• The majority of staff do not drive to work, adding that staff work varied 
schedules; 

• There is space on site to provide additional short term bicycle storage 
should the demand arise; 

• The interior floor plan of Robson Manor would be maintained; however, 
the use of the rooms may change from class room to administrative 
space; 

• The exterior conservation plans for the HRA have been outlined in the 
conservation plan, and include replacing the vinyl cladding with historic 
siding and refurbishing the windows; and, 

• The HRA portion of the application must be completed before construction 
commences. 

MOVED and SECONDED 
THAT the following correspondence re 
Manitoba Street be received for information: 

• E-mail dated March 3,2015 from N 
• E-mail dated March 2, 2015 from D 
• Letter dated February 26, 2015 from 
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• E-mail dated February 23, 2015 from 
• E-mail dated February 22, 2015 from 
• E-mail dated February 20, 2015 from 

Park Neighbours; and, 
• E-mail dated February 19,2015 from 

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

Bev McLellan, 220 Queens Avenue, reported that a petition in opposition to the 
proposed expansion of Urban Academy has been circulated and supported by 
residents of Queen's Park. Ms. McLellan expressed the following concerns 
regarding the proposal: 

• The expansion of the school could intensify existing traffic issues in the 
neighbourhood; 

• Increased traffic could create additional safety issues for children in the 
neighbourhood; and, 

• The scope of expansion of the school is not appropriate for the location 
and size of the project site. 

Suzette Willems, 332 Churchill Avenue, expressed support for the project, 
noting that she has relocated her family to New Westminster due to Urban 
Academy. Ms. Willems noted the following additional comments: 

• Pick-up and drop-off times for students occur at regularly scheduled 
periods during the day; 

• As a parent of an Urban Academy student, she is committed to following 
the Code of Conduct with respect to parking regulations that parents are 
required to sign; and, 

• There could be additional negative impacts to the community should 
Urban Academy vacate Robson Manor and the building be re-established 
as an event hall. 

Donna Tayes, 312 Ninth Avenue, founder of Urban Academy and parent of an 
Urban Academy student, expressed support for the project. 

Pamela Findling, Resident, expressed support for the project, advising that as a 
parent of an Urban Academy student, she is committed to following the Code of 
Conduct with respect to parking regulations that parents are required to sign. 
Ms. Findling suggested that the school's location is ideal as it is near transit and 
in a safe neighbourhood. 
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Wayne Williams, 213 Manitoba Street, expressed the following concerns 
regarding the proposal: 

• The scope of expansion of the school is not appropriate for the location 
and size of the project site; 

• The expansion of the school could exacerbate existing traffic issues in the 
neighbourhood; 

• It was suggested that the traffic plan as outlined in the report dated March 
3, 2015 is not enforceable; 

• The community utilizes the Fourth Street parking lot to access Royal 
Avenue East and the Patullo Bridge, as well as for the Royal City Farmer's 
Market; 

• The proposed setbacks could fee! industrial and affect the residential 
atmosphere of the neighbourhood; and, 

• Safety issues with respect to the size of Manitoba Street, specifically 
regarding the fire departments ability to properly utilize Manitoba Street 
without enforcing parking restrictions for residents. 

Michael Welters, 1163 Sparks Court, expressed support for the project, and 
noted the following comments: 

• As a parent of an Urban Academy student, he is committed to following 
the Code of Conduct with respect to parking regulations that parents are 
required to sign; 

• It was suggested that the traffic issues are enforceable; 
• It was suggested that as a private school. Urban Academy has the ability 

to enforce traffic and safety issues, as students may not be permitted to 
continue attending if their parents do not follow the Code of Conduct; 

• The site is a great location for the school, and Urban Academy is a great 
school for the location; and, 

• There could be unanticipated negative issues to the community should 
Urban Academy vacate Robson Manor and the building be re-established 
as an event hall. 

Helen Sparkes, 86 Mott Crescent, expressed support for the project, and noted 
the following comments: 

• The lack of land in New Westminster requires that new schools be located 
in urban settings; 

• Buildings and land are reused to accommodate the changing needs of the 
community; 

• It was suggested that parking and traffic issues can be addressed; and, 
• New Westminster has numerous "lane" designated streets, and it was 

suggested that emergency vehicles are able to properly maneuver them. 

Doc#662251 Advisory Planning Commission Minutes 
March 3, 2015 

Page 6 



Mark Fox, 113 Oakland Street, noted his opposition and summarized the 
concerns regarding the proposai as outiined in the on-tabie correspondence 
from the Queens Park Neighbours dated February 20, 2015. Mr. Fox suggested 
that the scope of expansion of the school is not appropriate for the location and 
size of the project site. 

Laura Drummond, 201 Queens Avenue, parent of an Urban Academy student, 
expressed support for the project, and noted the following comments: 

• Urban Academy would accommodate the city's current population growth; 
• The proposed expansion would meet the school's requirements; 
• The expansion would attract people, jobs and commerce to the City; and, 
• The traffic plan as outlined in the report dated March 3, 2015 would 

address the traffic concerns of the neighbourhood. 

Susan Irwin, 231 Queens Avenue Resident, expressed the following concerns 
regarding the proposal: 

The expansion of the school could exacerbate existing traffic and parking 
issues in the neighbourhood; 
It was suggested that the traffic plan as outlined in the report dated March 
3, 2015 is not enforceable; 
It was suggested that the Code of Conduct, which would enforce traffic 
issues is not satisfactory, as it is complaint driver and monitored by the 
applicant; 
The report dated March 3, 2015 does not outline the contributions that 
Urban Academy would provide to the Affordable Housing Fund; 
Robson Manor has already received formal protection as per Heritage 
Designation Bylaw 7708, 2014; 
It was suggested that there is an imbalance with respect to the public 
benefits of the HRA and the private benefit of the applicant; 
The proposed HRA upgrades would not benefit the Queen's Park 
community; and. 
The new building would not meet the standards for the HRA and would not 
complement the neighbourhood. 

Jennifer Thompson, 325 Third Street, parent of an Urban Academy student, 
expressed support for the project, and noted the following comments: 

• Pick-up and drop-off times for students occur at regularly scheduled 
periods during the day; 

• The scope of the expansion is appropriate; and, 
• The school is located in an appropriate location. 
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Nigel Brooke, 401 Third Avenue, Parent of an Urban Academy student, 
expressed support for the proposal. 

Peter Jorgenson, 730 Fourth Street, parent of an Urban Academy student, 
expressed support for the project, noting that he has relocated her family to New 
Westminster due to the presence of Urban Academy. Mr. Jorgenson advised 
that he has not experienced issues with safety or traffic In the neighbourhood. 

Lacey Kingston, Burnaby resident, parent of an Urban Academy student, 
expressed support for the proposal. 

The owner of 121 Third Street expressed support for the proposal, noting that 
Urban Academy has maintained positive relations with the community and has 
been a good neighbour. The speaker advised that there could be Incorrect 
information being circulated to the community, including the suggested use of 
Tipperary Park for all physical education activities, which could cause negative 
perceptions of the proposal. 

Kei Hun You, Coquitlam resident, parent of an Urban Academy student, 
expressed support for the proposal, suggesting that utilized parks are good for 
the community, and that good schools would attract families to the city. 

Mary Malzter, Vancouver resident, parent of an Urban Academy student, 
expressed support for the project. 

Joe McQuaid, 412 Royal Avenue, expressed concerns for the proposal, noting 
that the scope of expansion of the school Is not appropriate for the 
neighbourhood. 

In response to questions from the Commission, Ms. Beaumont advised that the 
Uptown Campus is anticipated to reach its capacity by 2016 and that expansion 
at that location would not be possible. Ms. Beaumont spoke to Urban 
Academy's Tenant Relocation Strategy as outlined In the report dated March 
3, 2015. 

In response to a question from the Commission, Mr. Watson advised that 
supporters and opponents of the proposal attended the open houses for the 
project and expressed similar points of support and concern as has been 
expressed at the March 3, 2015 Advisory Planning Commission. 

Discussion ensued and the Commission noted the following comments: 

• The proposed setbacks, such as zero lot setbacks, negatively affect the 
Integration into existing or future land uses; 

• The proposal is too dense and large and Is not appropriate for the site; 
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• The parking and traffic issues have not been sufficiently addressed and 
are unlikely to be enforced by a code of conduct; 

• The proposed heritage work through the HRA does not justify the project's 
exemption from the City's Rental Housing Policy as the heritage aspect of 
Robson Manor has already been formally protected as per the Heritage 
Designation Bylaw 7708, 2014; 

• It was requested that Urban Academy provide a firm commitment 
regarding transit concerns, including the provision of a bus service, and 
the HRA commitments, including public use of the facilities; 

• It was suggested that there is an imbalance between the public benefit 
received through the HRA and the associated externalities which would be 
absorbed by the community; and, 

• It was suggested that a smaller expansion of the school be considered so 
the project remains compatible with the neighbourhood. 

The Commission requested a copy of the Community Heritage Commission 
report which outlined the HRA plans for the proposal. 

MOVED and SECONDED 
THAT the Commission does not supp 
Revitaiization Agreement at 101 Third S 
application for an Official Community 
located at 228 Manitoba Street in its current 

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

5.0 NEW BUSINESS 

There were no items. 

6.0 REPORTS AND INFORMATION 

There were no items. 

7.0 CORRESPONDENCE 

There were no items. 

8.0 NEXT MEETING 

March 17, 2015 (In Committee Room No. 2) 
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9.0 ADJOURNMENT 

ON MOTION, the meeting adjourned at 9:10 p.m. 
Certified Correct, 

'? 

)(J(s 
Ken willi Lauren Blake 

Committee Clerk Chair 
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