
 
 

Utility Commission Meeting
Agenda

 
Tuesday, November 5, 2024, 2:00 p.m.

Committee Room 2
City Hall

We recognize and respect that New Westminster is on the unceded and unsurrendered land of the
Halkomelem speaking peoples. We acknowledge that colonialism has made invisible their histories
and connections to the land. As a City, we are learning and building relationships with the people
whose lands we are on.

Pages

1. CALL TO ORDER AND LAND ACKNOWLEDGEMENT
The Chair will open the meeting and provide a land acknowledgement.

2. APPROVAL OF THE AGENDA
Additions or deletion of items.

3. REPORTS AND PRESENTATIONS
Staff and guest reports and presentations for information, discussion, and/or
action

3.1 2025-2029 Electric Utility Rates 2
Presentation by Shehzad Somji, Director of Finance and Marc
Rutishauser, Deputy Director of Electrical Services.

3.2 Electric Utility Commission Strategic Plan 18
Update by Leya Behra, Deputy Director, Climate Action.

4. NEW BUSINESS
Items added to the agenda at the beginning of the meeting.

5. END OF MEETING



Energy and Climate Action
2025 – 2029 Proposed Utility Rates

November 5, 2024
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Recap of 2024-2028 Budget
 Introduced capital spending program $166.9M to address load demand

 Increase of $76M from prior 5-year Plan

 Annual Operating Enhancements of $736k per annum related to AMI and substation maintenance

 Reviewed options to:

 Maintain 2.8% annual rate increase

 Increase rates progressively 0.5% per annum from 2.8% to 4.8%

 Increase rates 3.5% annually

 Chose to increase rates at 3.5% per annum commencing 2025

 Build reserves as quickly as possible to:

 Minimize large rate increases

 Reduce debt and debt servicing

10/31/2024 2


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Agenda
 Executive Summary

 2024 in Review

 2024 Budget and 2024 - 2028 Proposed Five Year Capital Plan

 Operating Service Enhancement

 BC Hydro Rate Trends

 Recommendation

 Q&A and Feedback from Utility Commission

10/31/2024 3
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Executive Summary
 Recommending continuing the path of maintaining a 3.5% annual increase

 Outcomes 2024 – 2028 Plan:

 Operating income on Plan

 Higher reserve balance than planned due to lower than planned capital spending

 District Energy spending pushed to later years, and

 AMI project spending extending into 2025.

 2029 Reserve Balance is forecasted at $34.4M for Electrical only, or 5.5% of 
estimated asset replacement value holding rates to 3.5% increase per annum

10/31/2024 4

Budget Projections ($ in millions)
2025 2026 2027 2028 2029

  Revenues 67.65$       69.76$       82.75$       81.23$       80.82$       
  Operating Expenses 48.02$       49.34$       50.82$       51.91$       56.76$       
  Capital 24.65$       10.78$       33.38$       24.15$       80.93$       
  Reserves 21.00$       26.18$       32.41$       41.03$       34.39$       
  Rate Increase 3.5% 3.5% 3.5% 3.5% 3.5%
  Reserves / Replacement Value 3.2% 4.0% 5.2% 6.6% 5.5%

Electric Utility
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2024 in Review – Electrical Operations
2024 Accomplishments

2025 Workplan

• Queensborough Substation – All Queensborough Electrical loads 
transferred to new substation.

• 10 Year Distribution System Plan initiated. 

• AMI detailed project planning complete and AMI meters beginning 
mass deploying in the field.

• Several Major New Services Connections.

• Asset Management - electrical equipment inventory.

• Recruitment of 2 Powerline Technicians and 1 Project Manager.

• AMI project – plan to have mass deployment of meters complete in 2025.

• 10 Year Distribution Plan complete, begin 40 Year Distribution Plan.

• Asset Management – Complete Condition Assessment Report.

• Additional Recruitment: Manager of Distribution and Substations, Manager of Capital Projects.

• R03 Land Acquisition ($9.75M).

• Voltage Conversion Project – begin infrastructure replacement and upgrades.

10/31/2024 5
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2024 Accomplishments

• Onboarding of 6 new Climate Action Team members (total 7 staff)

• Integration of Climate Action Team with the Electrical Utility

• Adoption of Climate Action Decision Making Framework for implementation 
in the 2025 budget process

• Non-residential EV Ready bylaw (anticipated Nov. 18)

• Ongoing delivery of community incentives for home energy assessments, 
heat pumps, smart thermostats and electrical capacity upgrades. 

• Delivered 2 Builder Breakfast sessions to support compliance with Energy 
and Zero Carbon Step Codes.

2024 in Review: Climate Action
2025 Proposed Capital Projects
• Development of public EV Charging network expansion plan

• Develop climate vulnerable building assessment

• Advance Extreme Heat Response Building Retrofit needs 
assessment and program plan

• Deliver incentives for residential and commercial energy and 
emissions reductions

• Develop City-Wide Adaptation and Resilience Plan

10/31/2024

Image: https://www.hydropower.org/iha/discover-facts-about-hydropower
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Capital Plan: 2025-2029

Capital Spending Projection over 5 Years: $173.9M

 Increase of $7.0M compared to previous 5-year Plan

Highlights and Key Changes

District Energy construction pushed to a 2027 start.

Sapperton Substation project removed from 5 year plan.

RO3 substation added to 5 year plan with construction planned for 2029 start.

Added Queensborough N-1 Supply Project. 
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2025 Operating Enhancements

Electrical
Manager for Major Projects and Strategic Corporate Priorities - $205k

Climate
Climate Action Coordinator (Education and Awareness) - $130k

BridgeNet
N/A
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Climate Action - 2025 Proposed Service Enhancements 

2025 Proposed Service Enhancements:  $130K

• $130K– Climate Action Coordinator (Education and Awareness)
• Gr

10/31/2024

To meet the City’s declared climate targets, the Climate Action Team needs to:

- Accelerate implementation of the climate action plans

- Activate all thematic areas of the climate action plans

- Enable the community to transition to low carbon energy

- Prepare to adapt to support climate resilience

The Climate Action Decision Making Framework will guide Climate Action 

Reserve Fund allocation to steer the City towards a climate resilient future.
• Gr
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BC Hydro Transmission Rate Methodology

BC Hydro Transmission Rate Increases and Methodology
Previous years BC Hydro applied general rate increase across demand and 
consumption. LY = 2.3% increase
Going forward, demand and consumption rates will change at different rates
Introduction of Trade Income Rate Rider: –2.3%

Modelled holding FY2025 rates

Modelled CPI of 3% for Demand; Energy 0% after FY2027
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Comparison of BC Hydro and CNW Rate Increases

Analysis: 

 Chart and commentary of BC Hydro versus CNW rate increases
CAGR 
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Recommendation

Stay on course 

12

 Policy: Target Reserve balance : 5% - 10% of current replacement value (~$600M)

 2029 Reserve Balance is forecasted at $34.4M for Electrical only, or 5.5% of estimated asset 
replacement value holding rates to 3.5% increase per annum

Budget Projections ($ in millions)
2025 2026 2027 2028 2029

  Revenues 67.65$       69.76$       82.75$       81.23$       80.82$       
  Operating Expenses 48.02$       49.34$       50.82$       51.91$       56.76$       
  Capital 24.65$       10.78$       33.38$       24.15$       80.93$       
  Reserves 21.00$       26.18$       32.41$       41.03$       34.39$       
  Rate Increase 3.5% 3.5% 3.5% 3.5% 3.5%
  Reserves / Replacement Value 3.2% 4.0% 5.2% 6.6% 5.5%

Electric Utility
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Q&A: Questions and Answers
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Appendices
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Detailed Financials

15

Budget Projections ($ in millions)
2025 2026 2027 2028 2029

Utility Rates 63.73$       65.95$       68.26$       70.64$       73.11$       
Contributions 3.60$         3.40$         14.00$       10.00$       7.00$         
Other Revenue 0.32$         0.40$         0.49$         0.59$         0.70$         

  Revenues 67.65$       69.76$       82.75$       81.23$       80.82$       
Salaries, Benefits and Training 4.32$         4.45$         4.58$         4.72$         4.86$         
Contracted Services 1.97$         1.97$         1.98$         1.98$         1.99$         
Supplies and Materials 0.51$         0.51$         0.51$         0.51$         0.51$         
Interest and Bank Charges 1.77$         1.77$         2.31$         2.68$         5.19$         
Utility Purchases and Levies 36.16$       36.46$       36.61$       36.99$       37.38$       
Amortization 3.30$         4.17$         4.82$         5.02$         6.83$         

  Operating Expenses 48.02$       49.34$       50.82$       51.91$       56.76$       
  Capital 24.65$       10.78$       33.38$       24.15$       80.93$       
  Reserves 21.00$       26.18$       32.41$       41.03$       34.39$       
  Rate Increase 3.5% 3.5% 3.5% 3.5% 3.5%
  Reserves / Replacement Value 3.2% 4.0% 5.2% 6.6% 5.5%

Electric Utility Only ex. BridgeNet
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BridgeNet

16

Budget Projections ($ in millions)
2025 2026 2027 2028 2029

  Revenues 0.42$         0.53$         0.65$         0.76$         0.86$         
  Operating Expenses 1.01$         1.01$         1.02$         1.03$         1.03$         
  Capital 0.38$         0.26$         0.19$         0.15$         0.14$         
  Reserves (2.90)$       (3.54)$       (3.99)$       (4.33)$       (4.57)$       

BridgeNet
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Utility Commission 
       

Topic:  Utility Commission Strategic Plan Proposal  

Date:     November 5th, 2024 
 

Briefing Prepared by: Leya Behra – Deputy Director of Climate Action 

Briefing Reviewed by: Marc Rutishauser – Deputy Director of Electrical 
Services 

 
  
Purpose  
To seek Utility Commission feedback on the City of New Westminster Electrical Utility 

Commission Strategic Plan proposal (Attachment 1) to ensure the strategic plan is 

comprehensive and aligned with the Commission’s goals and priorities and to establish a project 

timeline.  

Background 
The Energy and Climate Action Department has received a proposal for the development of a 

strategic plan designed to solidify the vision, mission, goals and priorities of the Utility 

Commission to guide the current and future operational needs of the New Westminster Electric 

Utility. This plan will be integral to guiding our direction over the next five years, particularly in 

light of the increasing demands on electrical infrastructure, the transition to more sustainable 

energy sources, and the regulatory changes impacting utilities. The proposal outlines a 3 phase 

approach that aims to capture stakeholder input and establish a framework for future growth, 

reliability, and resilience. 

Discussion 
The draft proposal covers the following areas: 

1. Planning and Research – Gathering insights from Utility Commission members and 

Energy and Climate Action Department management and reviewing relevant background 

materials.  

2. Facilitation – Full day strategic planning session, target date in November/December 

2024. 

3. Summary Content and Strategic Plan Report – development of strategic plan report 

content and production of a final report for online publication for public review. 
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At the time of writing this report, staff are gathering details from the consultant regarding time 

commitment from Commissioners and material gathering expectations, as it relates to the 

Planning and Research phase. Staff will provide any additional information received after 

submission of this report at the November 5th, 2024, Utility Commission Meeting for review and 

feedback. 

Next Steps 
Staff will finalize the proposed scope of work and timeline with the consultant, based on the 

feedback provided by the Utility Commission, and initiate the project.   

Recommendations 
THAT staff be directed to include Utility Commission feedback on the City of New Westminster 

Electrical Utility Commission Strategic Plan proposal into the project scope of work.  
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Attachment 

Strategic Planning Proposal – 

DRAFT
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City of New Westminster 

Electrical Utility Commission 
Strategic Planning Proposal – DRAFT 

 

   

 

 

 

Submitted: October 15, 2024 

Submitted By: Colliers Strategy & Consulting Inc. 

 

Page 21 of 33



 

 

 

Land Acknowledgement  
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October 15, 2024 

 

Lisa Spitale  

Chief Administrative Officer 

City of New Westminster and 

Electrical Utility Commission 

 

Via Email: lspitale@newwestcity.ca 

 

Re: Proposal: City of New Westminster Electrical Utility Commission Strategic Plan  

 

Dear Lisa,  

 

On behalf of Colliers Strategy & Consulting Inc. (“Colliers S&C”), I am pleased to present this 

proposal to you for strategic planning services associated with producing a new Strategic Plan for 

the City of New Westminster Electrical Utility Commission (the Commission).  

 

Colliers S&C is the consulting group of Colliers International. Based in Vancouver, our office is 

composed of planners, geographers, land use economists, project managers and development 

managers – all who have extensive experience working with local government and the public 

sector. Our services have broad range across the entire development spectrum and include 

strategic planning for municipal owned assets and development companies, including those who 

provide essential infrastructure and services.  

 

As we head into the year 2025, it is an opportune time for the Commission to review an assess its 

current state, look at internal and external factors that impact its operation and develop strategies 

to carry it forward over the next three to five years to 2030. It is also essential to look at how the 

Commission can work together with the City of New Westminster to support its ambitious growth 

agenda in alignment with the City’s own strategic plan and other provincial energy policies and 

infrastructure needs. 

 

Thank you for the opportunity to submit this proposal. Please review and don’t hesitate to reach 

out to me if you have any questions or clarifications. We have resources ready to start immediately 

upon award of contract and would likely need to schedule the in-person facilitated session quite 

quickly to ensure participant schedule and availability.  

 

We look forward to your response.  

 

Sincerely, 

 

 
 

Monica Morgan CMC PMP LEED AP BD+C 

Vice President – Strategy and Consulting 

+1 778-772-9505  

Monica.Morgan@colliers.com 
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1. Corporate Overview 

 

Colliers International (“Colliers”) is a leading diversified professional services and investment 

management company, offering comprehensive services to investors, property owners, tenants, 

and developers around the world. With over 18,000 professionals located in 443 offices worldwide, 

we offer a complete range of integrated real estate services on a local, regional, national, and 

international basis. With offices in 68 countries, our professionals have integrated the resources 

of real estate specialists across the country to accelerate the success of our clients. Colliers has 

deep roots in Canada as it was founded in 1898 in Vancouver, BC and has operated in BC for over 

125 years. We offer a fully integrated suite of brokerage and related real estate services with 

expertise in all asset classes, including industrial, manufacturing, office, retail, hospitality, 

healthcare, education, technical facilities, multi-family residential and mixed-use. Colliers 

International is located in Vancouver at 1067 West Cordova St., Suite 1100 and has an office located 

at Suite 1110 - 1175 Douglas St in downtown Victoria, BC.  

 

Colliers Strategy & Consulting Inc. ("Colliers S&C") is a wholly owned subsidiary company 

comprised of senior business leaders with various domain expertise serving clients who require 

strategic advice and access to integrated and multi-disciplined solutions to large-scale, 

widespread, and complex real property issues. Colliers S&C is comprised of professionals with 

complementary backgrounds and proven track records in real estate, infrastructure, 

development, business operations, corporate finance, acquisition and disposition due diligence, 

strategic planning, deal advisory, and execution. Colliers S&C offers services in the following 

areas of Strategic Advisory, Development Advisory, Workplace Advisory and Planning and 

Placemaking.  

The Colliers S&C acts as the ‘integrator’ function for Colliers. In other words, we provide strategic 

planning and decision support for complex issues by leveraging the expertise of the broader 

Colliers network. Supported by robust market research, industry knowledge, innovative 

technology, and seasoned professionals, we collaborate with organizations to understand their 

unique challenges, opportunities, and desired objectives to develop and execute on strategies that 

optimize their infrastructure and real property portfolios to drive growth and long-term 

sustainability, realize incremental value, minimize risks and liabilities, and/or support decision 

making related to broader business objectives, service delivery and operational and strategic 

needs. 
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2. Project Understanding and Scope of Work 
 

The City of New Westminster owns the Electrical Utility, and it is governed by an independent 

Board of Commissioners. The purpose of the Commission is to provide accountable, effective 

stewardship and strategic direction tailored to the unique needs of an electric utility operating in 

a municipal environment consistent with the enterprise’s mandate and objectives. Its purpose is 

to ensure that the enterprise is managed in a manner that is sensitive to both the revenue 

generating, service provision needs and other policies of the City on one hand and the 

operational and regulatory requirements of the industry on the other. In particular, it is to 

provide oversight and direction that is industry-knowledgeable to ensure the Utility is 

appropriately strategically positioned, both in the current industry and in regard to expected 

developments. 

Work of the Commission aligns with several City policies and policy areas, including: 

• Climate Action and Environment 

• Reconciliation 

• Diversity Equity Inclusion and Anti-Racism 

• Organizational Effectiveness and  

• Public Engagement.  

There is likely also strategic alignment with other key policy objectives, areas and infrastructure 

needs of the provincial government such as Clean BC and those policies of BC Hydro. Further work 

on this will be included and undertaken as part of the research and preparation phase of the work. 

Further, the Commission is essential in supporting the City of New Westminster Strategic Plan 

areas of Homes and Housing Options, People Centered Economy and Asset Management and 

Infrastructure.  

A strategic plan is the end result of the strategic planning process. At its most basic, it’s a tool used 

to define an organization’s goals and the actions that will be taken to achieve them over a defined 

period of time. Strategic plans can be short term (0-3 years), medium term (4 – 7 years) or longer 

term (up to 10 years+). As we head into 2025, it might be effective to have a three-to-five-year plan 

to look at where the Electrical Utility wants to be in the year 2030.   
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Typically, a strategic plan should include the following: 

• Vision/Mission/Values 

• Organizational goals, including long term goals and short-term, yearly objectives 

• Strategic priorities and actions, tactics, or approaches needed to meet the goals and 

objectives. 

• Strategic alignment with other organizations, both internal and external. 

Strategic planning is a collaborative group activity and, in this instance, will be undertaken with the 

Commission members and any related management staff from the City of New Westminster.  

The scope of work proposed includes the following activities:   

1. Planning and Research - approximately eight (8) to twelve (12) hours are provided for 

work on the strategic plan in the weeks leading up to the strategy session. This includes 

time spent with Commission Board members and management staff in order to prepare 

for the session including planning the agenda, any information required in advance, review 

of strategic alignment with other applicable strategic plans and identified policies and 

priorities, telephone calls and meetings. A draft/proposed agenda will be developed in 

collaboration with designated Commission members and senior administrative staff. It is 

anticipated the meetings will be held in person and online as required. Schedule and 

strategic planning session will be confirmed at this stage.  

 

2. Facilitation – Facilitation of a full day strategic planning session, currently anticipated to 

be held in November 2024. The strategy session will include development of a 

vision/mission statement, SWOT (Strengths, Weaknesses, Opportunities and Threats) 

analysis, identification of organizational goals and yearly objectives and other items as 

developed in Step 1.  

 

3. Summary Content and Strategic Plan Report – Following the strategic planning session, 

we will provide a summary report outlining the updated Vision/Mission/Values and priority 

focus areas with related objectives and outcomes and identification of any follow up or 

further work. Content for a final report will be produced that can be linked to and 

published online for public review and information.  

 

Out of Scope 

Signing the venue contract and any costs associated with venue and/or catering are outside the 

scope of services and will be provided by the City of New Westminster and/or the Commission. 

We can work with the City to identify and secure a venue as needed. The Colliers head office 

centrally located at the Rogers Tower could be provided as an off-site venue if desired at no cost.  

Final strategic plan final report production is not included in this fee quote.  
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3. Consulting Resources 

For this assignment, Colliers S&C has assembled a team of qualified consultants that are 

available immediately to work with the City of New Westminster and the Electrical Utility to 

produce an updated Strategic Plan, including:   

 

Monica Morgan 

Lead Consultant 

 

Vice President, Strategy and Consulting – 30+ years’ experience 

Monica Morgan is a Project Management and Real Estate 

Development Consultant with over 30 years of experience in the 

public, private and non-profit/community sectors. Monica has a 

proven track record working with executives, elected officials, 

community leaders and project teams to develop and implement 

complex capital projects and unique community-based initiatives, 

many recognized for their innovation and excellence.  

Monica recently conducted strategic planning and developed 

content for the City of New Westminster 2023 – 2026 Strategic Plan 

and the City of New Westminster Fire and Rescue Services inaugural 

2023 – 2026 Strategic Plan. The City of New Westminster provided 

desktop publishing for these three assignments. Monica’s role was 

developing content with the City of New West Council, CAO, senior 

leadership and management teams.  

 

View the City of New Westminster Strategic Priorities Plan Summary 

Document 

View the City of New Westminster 2023 - 2026 Strategic Plan  

City of New West Fire and Rescue Services 2023-2026 Strategic Plan  

Monica will be the lead consultant for the assignment and key 

contact for the City and will be supported by a strategic planning 

resource who will assist with meeting facilitation. 

 

Laura Dumbrell, RPP MCIP 

(Candidate) 

Urban Planner 

Senior Planning Resource – 6+ years’ experience 

Laura possesses significant experience in both the development 

consulting and municipal planning fields, through which she has 

honed her ability to develop effective planning polices, spearhead 

consultation and engagement activities, assess potential 

development outcomes, and create well-informed 

recommendations. Having worked on large-scale development 

projects in urban centres across Canada, Laura is solution-

oriented and utilizes various project management techniques to 

ensure objectives are clearly defined and tracked. She is skilled at 

writing and presenting complex, multifaceted technical 

information in a clear, impactful way.  

Resumes for Monica and Laura are attached as Appendix 1. Client references can be 

provided upon request.  
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4. Pricing and Deliverables 

 

Colliers S&C proposes professional fees based on hourly rates to a maximum upset amount of 

$10,000.00 CDN + applicable taxes. Colliers will invoice the City of New Westminster 50% upon 

contract award and the balance due upon completion of the scope of work as outlined in this proposal. 

It is anticipated the work will be completed by December 15th, 2024, although it might run into January 

2025 depending on participant availability.  

 

Deliverables include planning and background document review, key information interviews, 

strategic planning session with the Board of Commissioners, summary notes and final Strategic 

Plan report content with review and updates.  

 

5. Authorization 

 

If you are in agreement with this proposal, please provide authorization to proceed with your 

signature below or a purchase order that will form as a binding agreement.  

 

 

 

_____________________________________________________________________ 

City of New Westminster Electrical Utility Commission Authorized Signature 

Resource 
Hourly 

Rate 

Anticipated 

Hours 

Total 

Amount 

    

Senior Staff/Project Lead - Monica Morgan $300 25 $7,500.00 

Intermediate/Support Staff $250 10 $2,500.00 

Estimated Total   $10,000.00 
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At Colliers, 

we are  

enterprising. 
We maximize the potential of property and 
real assets to accelerate the success of our 
clients, our investors and our people. 
Our expert advice to property occupiers, owners and investors 

leads the industry into the future. We invest in relationships to 

create enduring value. What sets us apart is not what we do, 

but how we do it. Our people are passionate, take personal  

responsibility and always do what’s right for our clients, people 

and communities. We attract and develop industry leaders,  

empowering them to think and act differently to drive  

exceptional results. What’s more, our global reach maximizes 

the potential of property, wherever our clients do business. 

      

 

This document has been prepared by Colliers for advertising and general information only. Colliers 

makes no guarantees, representations or warranties of any kind, expressed or implied, regarding the 

information including, but not limited to, warranties of content, accuracy and reliability. Any interested 

party should undertake their own inquiries as to the accuracy of the information. Colliers International 

excludes unequivocally all inferred or implied terms, conditions and warranties arising out of this 

document and excludes all liability for loss and damages arising there from. This publication is the 

copyrighted property of Colliers and/or its licensor(s). ©2022. All rights reserved.  

colliers.com 
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Monica Morgan CMC, PMP, MLAI, LEED AP BD+C   

Professional Profile 

Monica is a Vice-President, Strategy and Consulting with the Colliers Planning 
and Placemaking Group based out of Vancouver, BC, Canada. Monica has over 
25 years of experience in the public, private and non-profit/community sectors. 
A results-oriented leader, she has a proven track record working with 
executives, community leaders and highly skilled project teams to develop and 
implement complex capital projects that promote community social and 
economic development, many recognized for their innovation and excellence.  
She has gained valuable experience in many sectors including affordable 
housing, health care and post-secondary education and specializes in publicly 
owned land and built infrastructure.  Monica often works through the complete 
project lifecycle from strategic and portfolio planning to project initiation, 
options analysis, business case and design and construction and also has 
experience with various forms of procurement including Design Bid Build, 
Design/Build and alternate finance/Public Private Partnerships. Throughout 
her career, Monica has demonstrated success in collaborating with and 
engaging diverse and discerning communities of stakeholders to meet project 
objectives and deliverables while also providing significant shareholder and 
community benefits. 

 

Selected Project Experience 

Fraser Health Authority - Long Term Care Program of Projects 

Monica recently completed a program of business plans for several Long Term 
Care Projects with Day Programs for Older Adults and associated child care 
facilities for Fraser Health Authority resulting in Provincial government 
approval of two projects over $400 million in capital and ongoing operating 
costs for 400 new beds. A further two projects are in development with capital 
and operating costs of over $500 million and 500 new beds in communities 
within the Fraser Health region.  

Hospital Campus Development and Redevelopment Projects  

Monica has written project concept and business plans resulting in over $5B in 
investment for a portfolio of acute care hospital sites within the Lower 
Mainland Region including the new St. Paul’s Hospital on an 18-acre site in 
downtown Vancouver, the Burnaby Hospital Redevelopment at an existing site 
in Burnaby, BC and the New Surrey Hospital in Surrey BC.  

Recent Representative Clients and Projects 

• Roman Catholic Archdiocese of Vancouver – Sacred Heart Parish 
Redevelopment Project for Seniors Housing and Respite Beds 

• 221A Artist Run Centre – Blockchain Node Library Project Business Plan 
• Coalition of Child Care Advocates of BC – Child Care Capital Funding 

Current State Analysis 
• City of New Westminster – 2023 – 2026 Strategic Planning Facilitation 
• City of New Westminster Fire and Rescue Services – 2023 -2026 Inaugural 

Strategic Plan 
  

 
 

  

   

 

 

 

 

  Vice President                      
Strategy and Consulting  
 
Monica.Morgan@colliers.com 
Mobile: +1 778-772-9505 
Fax: +1 604 661 0849 
  
Colliers Strategy & Consulting 
1067 West Cordova St., Suite 1100  
Vancouver BC V6C 2R6 Canada 

  

 Education and Qualifications 

Advanced Project Management 
Certificate 

Langara College 

Bachelor of Arts 
University of British Columbia 

 

Credentials 

Certified Management 
Consultant (CMC) 
Canadian Association of 
Management Consultants 

Project Management 
Professional (PMP) 
Project Management Institute 

Leadership in Energy and 
Environmental Design – Building 
Design and Construction (LEED 
AP BD+C 
Canadian Green Building Council 
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Additional Representative Clients and Projects 

Fraser Health Authority 

• Long Term Care Capital Program Business Plans (Delta, Abbotsford and two other municipalities) 
• Surrey Memorial Hospital Priority Improvement Project Business Plans 
• Burnaby Hospital Redevelopment Project - Phase 1 Business Plan & Phase 2 Concept Plan (Concurrently) 
• New Surrey Hospital Concept Plan 
• Office Space Consolidation and Real Estate Strategic Plan for Lower Mainland real estate portfolio 

Thinkspace Architecture/District of Summerland - Community Health Centre Feasibility Study 
St. Francis of Assisi – New School Redevelopment Project Options Analysis 
Capilano University 

• Creative Technology Community Project Business Plan  
• Childcare Centre and Student Housing Business Plan updates 
• New Squamish Campus Business Plan  
• New Squamish Campus Master Plan 

Chernoff Thompson Architects/Thompson Rivers University - School of Business and Economics - New Building Business Plan 

City of Vancouver - Vancouver Affordable Housing Endowment Fund (VAHEF) Governance and Operations Model Review and 
Housing Services Review 

Providence Health Care - New St. Paul’s Hospital Business Plan and Real Estate Strategy 

Confidential Provincial Health Authority – Clinical Capacity Command Centre Business Plan 

City of Edmonton - Due Diligence Review of 160-acre Northlands Vision 2020 Redevelopment Project Proposal 

Regina YWCA – Site Options Analysis in Regina, Saskatchewan 

BC Housing – SRO Renewal Initiative Public Private Partnership Project 

Emily Carr University of Art + Design - Initial Concept Plan – New Campus at Great Northern Way 

Port Metro Vancouver – Senior Advisor, Capital Project Review 

University of the Fraser Valley - Canada Education Park Business Case and Student Centre Business Case 

Yellow Quill First Nation – Office Tower Concept Plan and Business Case in Saskatoon, Saskatchewan 

Okanagan Tree Fruit Co-operative – Project Future Facilities Business Case 

BC Hydro - Edmonds Campus Consolidation Feasibility Study 

Powerex Corporation - Office Improvements Trading Floor Business Case 

Insurance Corporation of BC – Central City Project Business Case 

BC Transportation Financing Authority - Various Transportation Infrastructure Projects 

• Highway 1/200th Street Interchange – Design Build Develop 
• Highway 11 – Mission Interchange Partnership Project 
• Highway 99/32nd Avenue Surrey 

Multiple Affordable Housing Projects – Developed over 250 units for low income people including:  

• Bruce Ericksen Place – 380 Main Street, 35 Units for low income urban singles. Henriquez Partners Architects, 
Lieutenant-Governor of British Columbia Medal in Architecture, AIBC 

• Oasis – 40 East Hastings, 84 units for low income urban singles 
• Bridget Moran Place, 668 Powell Street, 61 units of housing for women 
• Solheim Place, 251 Union Street, Chinatown, 86 units Families/Seniors Housing 
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Laura Dumbrell  BA (HONS), MUP

Professional Profile 

Laura is a Senior Consultant within 
the Planning and Placemaking team 
at Colliers Strategy & Consulting. 
Through her background in both 
consulting and municipal 
government, she brings a breadth of 
knowledge pertaining to various 
aspects of planning practice. She is 
responsible for all aspects of project 
delivery and management, including 
engagement, analysis, and 
presentation of findings. 

Business & Professional Experience 

Laura has experience providing real 
estate development advice and land 
use planning services in communities 
across North America. She holds a 
Master of Urban Planning and an 
Honours Bachelor of Arts in 
Geography. 

Prior to joining Colliers, Laura worked 
as a Consultant and Planner in various 
government markets managing all 
aspects of public policy engagements 
and partnerships. She has experience 
in highly complex transactions 
involving Public-Private Partnership 
RFPs, design-bid build contracts for 
infrastructure and transit projects, 
and regional planning portfolios. 

Areas of Expertise 

• Land Use Planning
• Project Management
• Transit-Oriented Development
• Development Consulting
• Stakeholder Engagement
• Public Consultation
• Policy Analysis

Project Highlights 

Glover Road/ Innovation Boulevard Development Strategy – Langley, BC 

The City of Langley and Kwantlen Polytechnic University retained Colliers to 
determine the potential for Glover Road to transform into an innovation district, 
supported by upcoming rapid transit service with the Surrey-Langley SkyTrain 
extension. Laura led an extensive stakeholder engagement process as part of this 
project, which involved a series of in-depth focus groups with real estate 
developers, university staff, economic development experts and members of the 
local brewing industry. Interviews were also conducted with real estate brokers, 
landowners, and key informants from innovation districts elsewhere in North 
America (i.e., MaRS Discovery District in Toronto and the Golden Triangle District 
in Washington, DC). 

This process was crucial in providing an understanding of Langley’s existing niche 
areas that could spur innovation investment, as well as driving forces behind 
successful innovation districts. This led into financial viability testing, allowing the 
project team to determine the anticipated performance of a few development 
typology scenarios as identified by stakeholders. Key findings will inform updates 
to the City’s OCP and zoning by-law and ultimately ensure that Langley is well-
equipped to harness TOD benefits while paying homage to local context. 

Senior Consultant, Planning & 
Placemaking | Vancouver 

Laura.Dumbrell@colliers.com 
Main:  +1 604 681 4111 
Direct:  +1 604 661 0885 

Colliers Strategy & Consulting 
1100 - 1067 W Cordova Street 
Vancouver BC V6C 1C7 

Education and Qualifications 

Master of Urban Planning 
University of Toronto 

Bachelor of Arts (Honours with 
Distinction), Geography 
University of Victoria 

Memberships and Affiliations 

RPP MCIP (Candidate) 

Urban Land Institute (ULI) 

International Council of 
Shopping Centers (ICSC) 

International Association of 
Public Participation (IAP2) 
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Revitalization of Central Lonsdale District – North Vancouver, BC 

Colliers was retained by the City of North Vancouver to complete a Situational Assessment for the Central 
Lonsdale neighbourhood to understand the current state of the area ahead of a Revitalization Plan. This 
will set the current benchmark for forward-thinking planning policies that help enhance the quality of 
commercial opportunities and define a character for the future of this node.  

Laura played a key role in identifying best practices, including policy tools to support existing local 
business-owners and ensure adaptability while simultaneously fostering evolution. She also profiled case 
studies of successful retail corridors in major urban centres across North America, noting factors that 
create vibrancy in these areas such as local government interventions, programming, public space usage, 
business opening hours, and concentrations of certain types of retailers. The valuable outcomes of this 
work will help activate Central Lonsdale and create a holistic, thriving community with a strong sense of 
place for generations to come.  

Representative Clients and Projects  

Public Sector Mandates 

Innovation Area and Civic Block Planning and Development Feasibility Strategy – District of Squamish 

Residential Absorption Study – City of Port Coquitlam 

Development Feasibility Analysis – BC Ministry of Transportation and Infrastructure 

Student Housing Demand Analysis – Kwantlen Polytechnic University  

Development Feasibility Assessment for Prince Rupert Site – Gitxaala First Nation 

*Yonge North Subway Extension Transit Project Assessment Process – Metrolinx 

*Scarborough Subway Extension Transit Project Assessment Process – Metrolinx 

*Webequie Supply Road (Impact Assessment & Socio-Economic Studies) – Webequie First Nation 

*Northern Road Link (Impact Assessment – Ring of Fire Area) – Webequie & Marten Falls First Nations  

*Calgary Airport West Runway Rehabilitation Sustainability Assessment – Calgary Airport Authority 

*Harris Road Underpass Project - City of Pitt Meadows, Vancouver Fraser Port Authority, CP 

*Beach Grove Flood Protection Improvements and Climate Resilience – City of Delta 
(* = work experience obtained at previous firms) 

Private Sector Mandates 

Southwood Circle Phase 1A Retail Strategy – University of Manitoba Properties 

Royal Beach Master Plan Retail Demand Study – RPSP Beach Front Development Manager Ltd.  

Market Assessment and Visitor Forecast Modelling – Multinational Resort Client 

Fraser Valley Industrial Typology and Demand Analysis – Hillcore Group 

Market Demand Assessment and Redevelopment Strategy – Trail Bay Properties Ltd. 

Restaurant Locational Assessment – Dilawri Group of Companies 
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