
R E P O R T  
Development Services 

To: Mayor Coté and Members of Council 

in Open Council Workshop 

Date: 5/29/2017 

From: Jackie Teed 

Acting Director of Development 

Services 

File: 13.2525.20 

Item #: 223/2017 

Subject: Official Community Plan Review: Summary of Feedback and Discussion 

of the Area Around the 22nd Street SkyTrain Station 

RECOMMENDATION 

THAT Council provide direction to staff regarding land use designations for the area 

around the 22
nd

 Street SkyTrain Station, which will be used to create the final draft of 

the Land Use Designation Map. 

THAT Council endorse the proposed Master Plan work program and authorize 

funding of $180,000 for consulting work associated with the creation of the Master 

Plan, as outlined in the Next Steps section of this report. 

EXECUTIVE SUMMARY 

This report outlines the results of the most recent round of consultation for the OUR CITY 

2041 process. The online survey and open houses held in February 2017 presented a full 

draft Official Community Plan (OCP), including the revised draft Land Use Designation 

Map. This map included revised land use designations for the 22
nd

 Street SkyTrain Station 

area. The revised map was created based on feedback from previous consultation and 

direction received from Council. The proposed designations for the 22
nd

 Street SkyTrain 
Station area are intended to meet the objectives of creating a neighbourhood main street on 

Seventh Avenue and locating the highest density uses closest to the station, with other lower 

density uses providing a transition to the existing residential neighbourhood.  

2.
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The feedback received from the community regarding the proposed land use designations for 

the 22
nd

 Street SkyTrain Station area continues to be mixed. Some participants supported the 

land uses proposed on the current draft of the Land Use Designation Map, which allows for 

six high rises. Other participants expressed their preference for an option with no high rises. 

In addition, many participants were concerned about the impact new development will have 
on traffic, parking, pedestrians, cyclists, safety and infrastructure. Some residents of 

Connaught Heights were concerned about the impact on views and the shadowing caused by 

high rises.  

 

This report requests further direction from Council regarding the land use designations for 

the area. For the purpose of discussion, this report outlines three options for Council’s 
consideration. The first option is the same as the land uses proposed on the current draft of 

the Land Use Designation Map. The second option allows for a smaller number of high rises. 

The third option allows low rise building forms instead of high rises. The direction from 

Council would be used by staff to revise the Land Use Designation Map, which would be 

included in the revised OCP that of expected to be presented to Council in June 2017.  

 

Should Council adopt the OCP, the next step would be for staff to develop a Master Plan for 

the area around the 22
nd

 Street SkyTrain Station. Should Council not adopt the OCP a Master 

Plan for the area would still be needed. This Master Plan would include a transportation 
study, development of a community amenity contribution program, and drafting of design 

guidelines. This report outlines the proposed work program and asks that Council approve 

funding to complete the Master Plan, which would be incorporated into the Development 

Services 2018 budget. Staff would apply for transportation and land use plan funding from 

the Municipalities for Climate Innovation Program, which could cover up to 80% of the 

eligible costs.  

 

PURPOSE 

 

The purpose of this report is to summarize the feedback received during the recent OUR 

CITY 2041 community consultation held in February 2017 that is specifically related to the 

area around the 22
nd

 Street SkyTrain Station. This report requests that Council provide 

direction on the land use designations to be shown on the Land Use Designation Map, which 

will be included in the revised Official Community Plan (OCP).  

 
This report also outlines the work plan for the creation of a Master Plan for the area, which 

would commence after Council consideration of the OCP. This report requests funding to 

retain consultants required for the development of the Master Plan.  
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BACKGROUND 

 

Official Community Plan Process 

 

In January 2014, Council endorsed a general scope, work program and budget for the 
Official Community Plan (OCP) review process, titled OUR CITY 2041. The purpose of the 

revised OCP is to provide a renewed vision for New Westminster to the year 2041 and a 

regulatory framework to guide future growth of the city.  

 

Creation of the Current Land Use Designation Map  

 

Year three of the OUR CITY process focused on the drafting of the Official Community 

Plan, including the Land Use Designation Map. The map shows the types and locations of 

land uses that will be encouraged over the next 25 years. The creation of the map was guided 

by regular community consultation and direction provided by Council, which is outlined 

below.  

 

Toward the creation of the map, staff also explored how to achieve two key housing goals 

with the community:  

 
1. Accommodate expected growth.  

To be in conformance with the Regional Growth Strategy, the City must show how 

and where it can accommodate 102,000 residents in New Westminster by 2041. The 

area around the 22
nd

 SkyTrain Station is an appropriate location for helping achieve 

this goal given the access to both the SkyTrain and bus loop. Accommodating growth 

in this area would be consistent both with Metro Vancouver’s Regional Growth 
Strategy and TransLink’s Transportation Strategy.   
 

2. Increase housing choice.  

Increasing housing choice in New Westminster would be achieved by encouraging 

more ground oriented housing forms. This is an important goal for Connaught Heights 

given the current lack of housing diversity in the neighbourhood.   

 

The current draft of the Land Use Designation Map was created through a series of 

consultation events with the community. After each consultation milestone staff presented 
the findings to Council. The direction provided by Council and the feedback from the 

community was used to refine the materials.  

 

The following is a summary of the key feedback regarding the area around the 22
nd

 Street 

SkyTrain Station received at each consultation milestone and a summary of the direction 

provided by Council. A more detailed summary of the consultation milestones and the 

feedback is included in Attachment 1.  
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Neighbourhood Visioning Process  (February 2015) 

 

 22
nd

 Street SkyTrain Station Area Findings: Participants recognized that there will 
likely be new development around SkyTrain stations, including 22

nd
 Street. 

Participants felt that new development should include new commercial space and a 

range of housing forms. Some high rises, if any, should be located in close proximity 

to 22
nd

 Street SkyTrain Station and should be surrounded by other lower density 

housing forms in order to transition single detached dwelling areas. The open house 

boards summarizing the feedback from the event are included in Attachment 2.  
 

Community Conversation on Housing (November 2015 to February 2016) 

 

 22
nd

 Street SkyTrain Station Area Findings: Overall, the highest support from 
Connaught Heights participants was for the option with five high rises (Scenario 

Two). There was a split between support and not support for the option with no high 

rises (Scenario One) and option with nine high rises (Scenario Three). The no high 

rises option was considered not forward thinking enough. There was concern about 

how ambitious the option with nine high rises was. A consistent theme was the 

concern about traffic and how it would be managed if redevelopment were to occur. 

There was openness to redevelopment around the SkyTrain Station, for the higher 

density forms to be located closest to the station, and for commercial on Seventh 

Avenue. The relevant materials and a summary of the feedback for this event are 

included in Attachment 3.  

 

 Council Feedback: During an Open Workshop Council provided feedback that high 
rises would be appropriate directly around the station and that these towers should be 

surrounded by other housing forms that could provide a transition to single detached 

dwellings. Concerns were expressed about the tower proposed in the West End.  

 

Your Future City (November 2016) 

  22
nd

 Street SkyTrain Station Area Findings: The feedback received showed a split 

between two of the three options presented. The option with the least amount of high 

rises was supported by participants who were concerned about the impact on traffic or 
the level of change proposed for the neighbourhood, and by people who wanted to see 

housing forms other than high rises. The option that proposed the highest number of 

high rises also received support. Participants generally supported this option because 

they felt that a SkyTrain Station was an appropriate location for the density proposed, 

if not more. The relevant materials from this event are included in Attachment 4. 
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 Council Feedback: There was some support for concentrating high rises around the 
station. Council also expressed a preference to support the opportunities for 

townhouses by designating all remaining land in the area identified around the station 

Residential – Infill Townhouse.  

 

Current Draft Land Use Designations  

 

Based on the Council direction and community input, staff created the current draft Land 

Use Designation Map that was used in community consultation held in February 2017. This 
revised draft map proposes the following: 

 

 The properties below the SkyTrain line, between Twentieth and Twenty-Second 

Streets, would be designated Residential – High Rise. This form is the best approach 
for addressing livability concerns and the site constraints created by topography. 

Three high rises would be possible in this area. 

 

 The properties between Twentieth and Twenty-First Streets on the north and south 
side of Seventh Avenue would be designated Mixed Use – High Rise. The residents in 

this development would contribute to the viability of the commercial proposed for 

Seventh Avenue. Having the same designation on both sides of the block on Seventh 

Avenue would also allow for more flexibility to explore creative opportunities to 

realign Seventh Avenue in order to improve traffic movement in the neighborhood.  

Three high rises (one on the south side and two on the north side) would be possible 

in this area.  

 

 The west side of Twentieth Street, between Eighth Avenue and Edinburgh Street 
would be designated Commercial to allow service and auto-oriented commercial uses, 

not residential development. 

 

 The blocks adjacent to the high rises would be designated Residential – Multiple Unit 
Buildings. These blocks are intended to provide transition between high rises and 

townhouses.  

 

 The existing apartment building on Edinburgh Street would be designated Residential 
– Multiple Unit Buildings to reflect the existing land use. 

 

 The remaining blocks would be designated Residential – Infill Townhouse to 
maximize the opportunity for new ground oriented housing to be built in the area. 

Given the SkyTrain line and BC Hydro lines, which intersect a number of blocks, this 

is also seen as more feasible than any higher density forms.  
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Figure 1: Revised Draft Land Use Designations  

   

 

COMMUNITY CONSULTATION AND FEEDBACK 

 

The most recent consultation on the current draft Land Use Designation Map, held in 

February 2017, included two open houses and an online survey. The purpose of this 

consultation was to share the draft Official Community Plan with the community, so that 

they can see the draft document that they helped create. Feedback was also gathered that will 

be considered as the final revisions are made to the OCP, prior to it being presented to 

Council for their consideration. 

 
The open house material, survey, summary of participation, including how the events were 

advertised, and feedback received was outlined in detail in an April 24, 2017 Council report.  

 

One of the areas of focus during consultation was the proposed land uses in the area around 

22
nd

 Street SkyTrain Station. To ensure that feedback was received, a letter was sent to each 

of the property owners and occupants in the area. The letter informed them that a change had 

been proposed, how they could find out more information, the dates and times of the open 

houses, and contact information for staff if they had questions or wanted to  provide direct 

feedback.   

 

Of the approximately 500 participants (online and in person), only 24 identified themselves 

as Connaught Heights residents, though it is believed that a higher number of participants 

were from the neighbourhood. Another 26 participants identified themselves as West End 

residents, many of whom had comments about the 22
nd

 Street SkyTrain Station area since 
they are also users of the station. The analysis of the results looked at the feedback from 

Connaught Heights, West End and citywide participants separately.  
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An excerpt of the feedback received that is relevant to the area is included in the following 

attachments:  

 

 Attachment 5: Open house feedback related to the station area  Attachment 6: Online survey feedback related to the station area  Attachment 7: Email feedback related to the station area 
 

Given the level of interest in the proposed land use designations, staff was invited to attend 

the Connaught Heights Residents’ Association meeting held on March 16, 2017. The 
feedback received is reflected in the content below. Members of the Residents’ Association 
also organized a petition against the proposed high rises which is included in Attachment 7. 

Of the households that signed the petition, 32% lived within the area identified as the 

Frequent Transit Development Area (FTDA). With the exception of one household, the 

remainder of households were from the area of Connaught Heights outside of the FTDA. 

 

Summary of Feedback 

 

Both the online survey and open houses asked participants if they support the proposed land 

use designations for the area around the 22
nd

 Street SkyTrain Station. Participants were also 

given the opportunity to provide detailed written feedback about their preferences. Overall, 

the feedback received regarding the land use designations proposed continues to be mixed 

with people who support an option with high rises and people who would prefer an option 

with no high rises, as shown in Figure 2. In particular, the petition identifies that there is a 

portion of the community that prefers an option with no high rises.  

 

As shown in Figure 3, the feedback received indicated that participants throughout the city 

are more supportive than residents of Connaught Heights of the land uses proposed. 

Feedback from the West End was similar to the citywide feedback, with 58% of participants 

saying the land uses looked good. However, in the West End, more people indicated they 

wanted major change (23%). 
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Figure 2: Do You Support the Proposed Land Use 

Designations for the 22
nd

 Street Station Area 

(Connaught Heights Residents) 

Figure 3: Do You Support the Proposed Land Use 

Designations for the 22
nd

 Street Station Area 

(All Respondents) 

  

 

The reasons for supporting the proposed land use designations included the following:  

 

 Some people, both within the neighbourhood and citywide, felt that this is an 
appropriate location for future growth given the SkyTrain Station and New 

Westminster’s central location. Some people suggested that the City should explore 
innovative approaches to new development, including having car free buildings in 

order to attract people to the area who do not want to drive. 

 Some owners in the area designated for high rises saw this as an opportunity to profit 
from their land. Some have been waiting for such an opportunity for many years. 

Others felt like they need to make the most of the opportunity now that towers have 

been proposed. 

 Some people supported the proposed housing mix since new development could 
create an opportunity to downsize while staying in the neighbourhood.   

 Many people supported the community serving retail.   Many people wanted to see more community amenities in their neighbourhood.   Some people felt that redevelopment would help address current safety concerns 
regarding the area around the station.  

 

The reasons for not supporting the proposed land use designations included the following:  

 

 Many people were concerned about the impact on parking and traffic, especially given 
the existing traffic issues and limited access points to the neighbourhood.  
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 Many people raised additional concerns related to the key themes outlined below, 
such as the impact on schools, park space and infrastructure. People were also worried 

that safety in the area would be reduced.   

 Some residents were worried about the impact on views and access to sunlight. The 
concerns were greatest from those that would live closets to the properties designated 

for high-rises.   

 Others expressed their desire for the neighbourhood to stay as is and to retain its 
existing character.  

 

Feedback on Proposed Land Use Designations  

 

Detailed land use specific feedback was also received, which can be summarized as follows:  

 

 Some people felt that Eighth Avenue should be the transition point to single detached 
dwellings and that no land should be designation for Infill Townhouses north of 

Eighth Avenue.  

 Participants were supportive of the commercial space proposed on Seventh Avenue.   Some participants felt that the low rises, limited to a six storeys, should be permitted 
instead of high rises in order to preserve views and to create a different look and feel 

from the other SkyTrain stations in the region. 

 Of the high rises proposed, the strongest support was for the high rises below the 
station. A smaller number of participants felt that there should be more high rises than 

what was proposed.  

 A small number of participants felt high rises should be permitted on Ninth Avenue 
instead since they would not block river views for as many local residents, and would 

allow people to take advantage of the new South Gate development in Burnaby. 

Others were concerned by how visible these high rises would be given the prominent 

location at the top of the hill.  

 Some participants felt that the BC Hydro lands should be redeveloped as park space. 
Other participants felt that these lands would be the ideal location for infill 

development, since no existing homes would be lost.  

 Owners on Seventh Avenue, east of Twentieth Street (in the West End), expressed 
their interest in a higher density land use being permitted on their block (on both the 

north and south sides). They felt that a higher density housing form would be more 

livable than single detached dwellings due to the noise generated by traffic on 

Twentieth Street. They also felt this would be a good location for new housing due to 

the proximity to Grimston Park and Lord Tweedsmuir School, and because the block 

orientation would mean new housing would have minimal impact on surrounding 

housing.  
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 The owner of 2201 Marine Drive (show in Figure 4 below) has expressed a strong 
preference for the property to be designated Mixed Use – Low-Rise. The current 

designation on the property is Residential – Infill Townhouses. Staff are concerned 

about the feasibility of the low-rise form, given the small parcel size and therefore do 

not recommend the change.  

 
Figure 4: 2201 Marine Drive (circled in red) 

 

   
 

Key Themes that Emerged During Consultation  

 

The same themes continued to emerge through this recent round of consultation, as have 

been emerging throughout the OCP process. These themes include:  

 

 Traffic issues must be addressed: Participants want the City to consider access to the 
neighbourhood for vehicles and buses, the functionality of existing traffic calming, 

and the impact of Queensborough Bridge on Twentieth Street.  

 Parking is needed: Many participants identified the need for parking in the area to 
support commercial businesses, allow for park and ride facilities, and accommodate 

drop off and pick up space at the station.  

 Improved pedestrian and bike routes are needed: Participants wanted it to be easier 
and safer to move to and through the neighbourhood by foot and bike.  

 Community amenities are needed in the neighbourhood: Participants want to see new 
(or expanded and improved) park space and a new community centre.  

 Mixed opinions about the pace of change : Some participants wanted change to be 

gradual and others wanted redevelopment to start in the very near future.   
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 Design and livability of buildings will be important : New buildings, especially the 
street front, need to be well designed. Participants also felt that views between high 

rises should be a key consideration. Concerns were raised about the impact of noise 

on new residents living next to the SkyTrain line.  

 Safety should improve: Participants want redevelopment to help improve safety in the 
neighbourhood, especially around the SkyTrain Station and in the park located at 

Eighth Avenue and Twenty-Third Street.  

 Planning for schools: Many participants wanted to know how the proposed growth 
would impact the local schools and felt that any capacity issues should be planned for 

before the area starts to redevelop. 

 Implementation will be important: Participants had many questions about the 
implementation. Participants requested that attention be given to preventing orphaned 

lots. 

 

ANALYSIS 

 

Staff is seeking direction form Council regarding the land use designations for the area 

around the 22
nd

 Street SkyTrain Station. Based on the direction received, staff would make 

final revisions to the Official Community Plan, including the Land Use Designations Map. 

Below is an analysis of three different options created for the purpose of discussion. 
Additional refinements can be made to the preferred option.  

 

Each of the maps maintains consistent features including having commercial on Seventh 

Avenue, which is envisioned to be the high street of the neighbourhood. In each option the 

highest density housing forms are clustered close to the SkyTrain station.  

 

The three options are: 

 

I. Current Land Use Designations   

II. Reduced High Rise Designation 

III. Low Rise Designation  

 

Option I: Current Land Use Designations 

 
This option is the current scenario, which was endorsed by Council on January 16, 2017, and 

was shown during the recent consultation events in February 2017. This option would allow 

for a total of six high rises.  
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Figure 5: Proposed Land Use Designations for Option 1  

   
 

The benefits of this scenario include:  

 

 Highest number of people living close to the SkyTrain Station which better supports 
neighbourhood safety and the amount of commercial proposed since there will be 

more customers in the area. The additional customer base makes it more likely that an 

anchor tenant could be attracted to the area. The creation of a vital commercial node 

increases the ability for people to walk and bike to their daily needs.  

 This option would likely provide the highest level of amenity contribution, which 
would be put towards amenities in the area, such as park space, a community facility, 

or better cycling and walking routes.  

 Opportunity to create livable units on the properties directly surrounding the station. 
The high rise form would make it easier to address the topography of the area and 

noise generated from the station and tracks.   

 Having the same designation on both sides of the block on Seventh Avenue could also 
allow the flexibility to explore creative opportunities to realign Seventh Avenue in 

order to improve traffic movement in the neighborhood.   

 Support from those community members who want to see ambitious change in the 
area.  

 

The photo mock-ups below show the high rises proposed in this option from different 

vantage points in Connaught Heights and the West End (also included in Attachment 8). 

Through the master plan process staff would explore the appropriate location, height, floor 

plate size, and spacing of the high rises with the intent of preserving view and minimizing 

shadowing. 
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View 1: Twentieth Street at Eighth Avenue View 2: Twenty-First Street at London Avenue 

   
 
View 3: Hamilton Street and Eighteenth Street View 4: Twenty-Second Street and Seventh Avenue  
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Figure 6: Image Legend   

 
 

Option II: Reduced High Rise Designation   

 

This option was presented to Council on January 16, 2017. This option would allow for a 

total of four high rises.  

 

This option proposed replacing the Mixed Use – High Rise designation on the north side of 

Seventh Avenue (which would allow for two high rises) with the Mixed Use – Mid-Rise 

designation. This new designation would allow for commercial at grade and up to five 

storeys of residential or commercial above. The remainder of this option is the same as 

Option I.  
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Figure 7: Proposed Land Use Designations for Option II  

  
 

The benefits of this scenario include:  
 

 High number of people living close to the SkyTrain Station supports neighbourhood 

safety and the amount of commercial proposed since there will be more customers in 

the area, although an anchor tenant likely would not be possible.    This option would likely provide the second highest level of amenity contribution, 

which would be put towards amenities in the area, such as park space, a community 

facility, or better cycling and walking routes. 

 Opportunity to create livable units on the properties directly surrounding the station. 
The high rise form would make it easier to address the topography of the area and 

noise generated from the station and tracks.   

 Support from community members who want to see a more moderate change in the 
neighbourhood. 

 

The photo mock-ups below show the high rises proposed in this option from different 

vantage points (also included in Attachment 9).  
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View 1: Twentieth Street at Eighth Avenue View 2: Twenty-First Street at London Avenue 

   
 
View 3: Hamilton Street and Eighteenth Street View 4: Twenty-Second Street and Seventh Avenue  
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Figure 8: Image Legend   

 
 

Option III: Low Rise Designation Scenario   

 

This option changes the designation of the proposed high rise to a designation that would 

allow a low rise building form. The amount of commercial space proposed has also been 

reduced. This option proposes the following changes: 

 

 The properties below the SkyTrain line, between Twentieth and Twenty-Second 
Streets, would change to Residential – Multiple Unit Buildings.  

 The properties between Twentieth and Twenty-First Streets, on the north side of 
Seventh Avenue, would change to Residential – Multiple Unit. 

 The properties between Twentieth and Twenty-First Streets, on the south side of 
Seventh Avenue, would change to Mixed Use – Low Rise. 
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Figure 9: Proposed Land Use Designations for Option III  

   
 

The benefits of this scenario include:  

 

 Modest number of people living close to the SkyTrain Station supports the modest 
amount of commercial proposed, with no anchor store.   

 This option would provide some amenity contribution, which would be put towards 
amenities in the area, but likely not a new community facility.  

 Support from community members who do not want an option that includes high 
rises. 

 

Evaluation of Options  

 

Table 1 provides a summary of the evaluation factors that compares all three options. Table 1 

provides a summary of projected population and housing units. The numbers have been 

revised from previous analysis. The analysis assumes that every property is redeveloped, 

which may never be the case or may take a very long time (i.e. longer than 25 years) to 
complete.  

 

There are some impacts that will be consistent for each of the options due to the increase in 

the number of people living in the neighbourhood and the construction of new buildings. 

Impacts related to 1) parking and traffic, 2) design and livability, 3) views and light, would 

need to be further addressed through the development of the Master Plan.  
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Table 1: Summary of Evaluation of Options  

 

Evaluation Factors Option I 

6 towers 

Option II 

4 towers 

Option III 

No towers 

Supporting Transit and Accommodating 

Growth + + + + + + 

Housing Choice + + + + + 
Community Amenity Contributions + + + + + + 
Amount of commercial and services  + + + + + + 
Liveability of the new units located adjacent 

the SkyTrain line + + + + + + O 
Flexibility to re-align Seventh Avenue to 

improve transportation connections 
+ + O O 

 

Legend Positive Impacts 

+ + + High  

+ + Moderate  

+ Some  

o Status Quo 

 
Table 2: Summary of Projected Population and Housing Units  

 

 Population  Housing Units 

Option I: Current Land Use 

Designation Scenario  
4,777 2,570 

Option II: Reduced High 

Rise Designation   
4,389 2,355 

Option III: Low Rise 

Designation Scenario  
3,610 1,922 

 

 

FEEDBACK FROM COUNCIL  

 

The following summarizes the questions on which staff is seeking direction from Council 

today. 

 
1. Question for Council: Which of the options proposed is preferred for the area around 

the 22
nd

 Street SkyTrain Station? 
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2. Question for Council: Should land above Eighth Avenue be designated Residential – 

Infill Townhouse? If not, what should it be designated (e.g. Residential – Ground 

Oriented Housing, Residential – Detached and Semi-Detached)? 

 
3. Question for Council: Are there any additional refinements that should be made to 

the proposed land use designations for the area around the 22
nd

 Street SkyTrain 

Station, including to the east side of Twentieth Street?  

 

NEXT STEPS 

 

Official Community Plan Review Process  

 

Based on the direction received from Council, staff would revise the land use designations 

for the area around the 22
nd

 Street SkyTrain Station. To make it clear that work needs to be 

completed before development can proceed, the area around the 22
nd

 Street Station may be 

designated Comprehensive Development. Text would be included regarding the expectations 

for the area, including regarding the land uses.  

 

The final steps of the OCP process include: 

  Presentation of the revised OCP and the draft adoption bylaw to the Advisory 

Planning Commission (June). 

 Presentation of the adoption bylaw, including revised OCP, to Council for 
consideration of First and Second Reading (June). 

 Referral of the bylaw to Metro Vancouver.   Public Hearing (September).  Consideration of adoption of the OCP (September). 
 

Master Plan Process Work Plan  

 

The next step in the process, regardless of the adoption of the OCP, would be to create a 

Master Plan for the area. The Master Plan would include more detailed analysis and provide 

more specific direction than what is typical for an OCP review. The process of creating the 

Master Plan would take into account all of the feedback received through the OCP 

consultation process. For whichever option Council may endorse, each component of the 

master plan review, such as the transportation study and creation of design guidelines, would 

aim to mitigate concerns raised by the community: 1) parking and traffic, 2) parks and 

amenities, 3) walkability and biking, 4) sunlight and view corridors, 5) character, design and 
livability.  
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Work Program  

 

Staff anticipates commencing with the initial stages of this work after the consideration of 

the OCP. The following section outlines the proposed work plan, including the consultants 

required to complete the work. Community consultation would take place, as appropriate, 
throughout the Master Plan process.   

 

Step One: Research and Technical Analysis (Launch January 2018) 

 

Launching the transportation study would be an important first step after the future land uses 

have been endorsed for the neighbourhood. Consultants would be required to conduct a 

comprehensive study that would explore current and future conditions and make 

recommendations for all modes of transportation with the purpose of improving access to 

and circulation throughout the neighbourhood. This study would also build on work already 

underway which has been reviewing the traffic calming plan that would be implemented in 

the short to medium term to address concerns identified by community members.  

 

During this phase, staff would begin work with TransLink to develop a facility integration 

plan. The purpose of this work would be to ensure that future development enhances and 

works well with the function of the station, including the bus loop. This work would be 
ongoing throughout the Master Plan process.  

 

Staff would also begin more detailed work of determining appropriate land assembly 

patterns.  

 

Step Two: Community Amenities (Launch January 2018) 

 

Consultants would be retained to assist with the economic analysis required. This work 

would explore the potential revenue generated from new development. Financial analysis 

would also be required to assess the cost of the proposed amenities as well as other non-

financial requests that would be made by the City of the developer. Examples of non-

financial requests include the construction of greenways adjacent to their site and/or the 

dedication of land to allow for transportation improvements. Combined, this would inform 

the creation of the community amenity program.  

 
The milestone of this step would be community consultation that would explore the 

community’s priorities regarding new amenities. For example, is new park space or is a 
community meeting space, a higher priority. This information would assist in the creat ion of 

the community amenity program.  

 

Towards the creation of the community amenity program, staff would also develop the 

approach to collecting amenity contributions (either through a community amenity 

contribution process, a density bonus program, or a combination of the two). Staff would 
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also begin a creating an implementation strategy for the amenities that explores factors such 

as required land acquisition.  

 

Step Three: Master Plan Development (2018) 

 
Consultants would be retained to assist with the creation of design guidelines for the public 

and private realm. The design guidelines for the new buildings would take into account the 

feedback received through the OCP review process, such as concerns regarding views, 

shadow and safety. Analysis completed through this process would aim to mitigate these 

concerns. The guidelines, which would be amended into the OCP as new Development 

Permit Areas, would ensure a high standard of architectural and urban design.  

 

Design guidelines would also be created for the public realm with the purpose of achieving a 

high quality, pedestrian oriented streetscapes. These design guidelines would take into 

account the findings of the transportation study. They would also take into account the 

facility integration work done with TransLink to ensure that comfortable, assessable and safe 

connections to the station are developed. The urban design guidelines would also make clear 

what enchantments are required (e.g. adding or widening sidewalks).  

 

Step Four: Master Plan Adoption (Spring 2019) 
 

The adoption of the master plan would include an amendment to the OCP which would 

replace the comprehensive development designation with the land use designations agreed to 

through the OCP review process. New Development Permit Areas would also be added to 

the OCP which would include the design guidelines created specifically for this area. The 

community amenity contribution program will also be endorsed.  

 

Financial Impact  

 

It is proposed that the master plan process be conducted primarily with internal staff 

resources.  It is estimated that an aggregate total of 2.5 full-time equivalent (FTE) from 

existing planning and transportation staff positions will be required to lead the review 

process, excluding overview by the Transportation Manager, Planning Manager, Director of 

Development Services, Director of Engineering and Director of Parks and Recreation. An 

estimated additional 2.0 FTE (aggregate) commitment from existing resources in the 
Development Services Department would be required for undertaking research, analysis and 

public engagement. Additional support from other departments (particularly Engineering, 

and Parks and Recreation) would be required in the order of 0.75 FTE (aggregate) for 

research, analysis, and technical inputs. 

 

In order to develop the master plan, three tasks would be undertaken by external consultants, 

as outlined in Table 2. Additional consultants may be engaged, as necessary, with the 

approval of Council. It is estimated that a budget of approximately $180,000 would be 
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sufficient for the work required by consultants. The budget would be allocated from 

Development Services 2018 Capital Budget. 

 

Staff would also apply for transportation and land use plans funding from the Municipalities 

for Climate Innovation Program. This funding could cover up to 80% of the eligible costs.  
 
Table 3: Consultant Tasks  

Task Description Budget 

Transportation 

Study 

To evaluate current and future conditions and make 

recommendations for all modes of transportation 

(pedestrian, cyclist, transit and vehicle drivers) with the 
purpose of improving access to and circulation throughout 

the Connaught Heights neighbourhood.  

$60,000 

Financial 

Analysis 

To develop a Community Amenity Contribution and/or 
Density Bonus program with the purpose of collect funding 

from development projects that would be used for specific 

community amenities in the neighbourhood. 

$60,000 

Urban Design 

Consultant 

To develop detailed design guidelines for the private and 

public realm.  
$60,000 

 

INTERDEPARTMENTAL LIAISON 

 

The Master Plan would be developed as a coordinated interdepartmental process, focused on 

creating a single, commonly-held vision that is supported by the community and understood 

by all potential audiences. Interdepartmental teams would be involved with research and 

analysis, and will continue to be invited to contribute their insights and feedback. Staff from 

the Transportation Division and from the Parks and Recreation Department will play a 

particularly significant role on these interdepartmental teams.  

 

OPTIONS 

 

The following options are presented for Council’s consideration:  
 

1. That Council provide direction to staff regarding land use designations for the area 

around the 22
nd

 Street SkyTrain Station, which will be used to create the final draft of  

the Land Use Designation Map. 
 

2. That Council endorse the proposed Master Plan work program and authorize funding 

of $180,000 for consulting work associated with the creation of the Master Plan, as 

outlined in the Next Steps section of this report. 
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3. That Council provide staff with alternative direction. 

 

Staff recommends Option 1 and 2. 
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Attachment 1 
  

Summary of the Process to Create the  
Current Draft Land Use Designation Map 

  



 

Summary of the Process to Create the Current Draft Land Use Designation Map 
 
Neighbourhood Visioning Process  (February 2015) 
  Purpose: The Neighbourhood Visioning Process began the discussion with the 

community about what new infill housing forms fit in New Westminster and where 
they should be located.  Events: A charrette (one day workshop) and an open house (presentation of workshop 
findings).   Material: One of the activities at the charrette used poker chips that represented 
different housing forms and numbers of units (e.g. a green chip represented a high rise 
and 100 units, a yellow chip represented moderate infill, such as townhouses, and 25 
units). Participants worked together to determine what combination of housing types 
could be added to their area to meet a pre-determined unit target.  General Findings: Staff reviewed how the chips were allocated at each table to 
identify consistent themes. Participants generally supported low-density infill housing 
(e.g. laneway houses) throughout the neighbourhood. Moderate density (e.g. 
townhouses) was typically located in strategic locations such as near schools or on 
busier streets. Medium density housing (e.g. low rise apartments) was located on busy 
streets and Great Streets. Participants also identified where they thought high-density 
(e.g. high rises) would be appropriate. These findings were presented to the 
community at an open house and then to Council on May 11, 2015 (see presentation 
boards in Attachment 2).   22nd Street SkyTrain Station Area Findings: Participants recognized that there will 
likely be new development around SkyTrain stations, including 22nd Street. 
Participants felt that new development should include new commercial space and a 
range of housing forms. Some high rises, if any, should be located in close proximity 
to 22nd Street SkyTrain Station and should be surrounded by other lower density 
housing forms in order to transition single detached dwelling areas.  

 
Community Conversation on Housing (November 2015 to February 2016) 
  Purpose: The purpose of this series of consultation events was to advance the 

conversation about which housing forms should be located where over the next 25 
years.   Events: One all day workshop, six traveling open houses, three drop-in workshops, 
an online survey and meetings (e.g. residents’ association meetings).   Material: To facilitate the conversation, staff created three different land use 
scenarios for each neighbourhood. Participants could provide their feedback on each 
scenario, including what they liked, did not like and what changes they thought 
should be made. Each map included a high level evaluation of how well the scenario 
met objectives such as providing housing choice, accommodating growth and 
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supporting community amenities. Blank maps were provided so that participants 
could create a new land use map.  
For the area around the 22nd Street SkyTrain Station, the lowest scenario included a 
mix of housing forms, but no high rises. The middle scenario included five high rises. 
The highest scenario included nine high rises, included one in the West End. The 
materials are included in Attachment 3.  General Findings: A report summarizing all of the feedback was presented to 
Council on April 25, 2016. This report summarized feedback related to housing 
forms, general land use related feedback and land use feedback related to each 
neighbourhood. Maps were created that summarized the neighbourhood feedback, 
which are included in Attachment 3. These maps categorized comments in blue, 
indicating that there was clear direction regarding a change either based on feedback 
from the community or due to a technical reason. Comments in red indicated where 
there was not clear direction and where staff was requesting feedback from Council. 
For Connaught Heights, the red comments requested direction on the area 
immediately around the SkyTrain Station.    22nd Street SkyTrain Station Area Findings: Overall, the highest support from 
Connaught Heights participants was for Scenario Two (five high rises). There was a 
split between support and not support for Scenario One and Three. Scenario One (no 
high rises) was considered not forward thinking enough. There was concern about 
how ambitious Scenario Three was (nine high rises). A consistent theme was the 
concern about traffic and how it would be managed if redevelopment were to occur. 
There was openness to redevelopment around the SkyTrain Station, for the higher 
density forms to be located closest to the station, and for commercial on Seventh 
Avenue.   Council Feedback: During an Open Workshop Council provided feedback that high 
rises would be appropriate directly around the station and that these towers should be 
surrounded by other housing forms that could provide a transition to single detached 
dwellings. Concerns were expressed about the tower proposed in the West End.  
 

Your Future City (November 2016) 
  Purpose: The purpose of this consultation was to present the first draft of the Land 

Use Designation Map and to get detailed feedback from the community about how it 
should be revised. The map was created based on the feedback received during the 
Neighbourhood Visioning Process and the direction from the Open Workshops with 
Council.  Events: Six workshops, an online survey and stakeholder meetings (e.g. with Metro 
Vancouver, TransLink).   Material: In addition to the first draft of the Land Use Designation Map, staff created 
three new land use options for the area around the 22nd Street SkyTrain Station due to 
the mix of feedback received previously. All options included a mix of uses, the 
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highest density near the station, and commercial along Seventh Avenue. The first 
option included four high rises. The second option included six high rises. The third 
option included eight high rises. The materials are included in Attachment 4. At the 
workshops there were tables that focused on the Connaught Heights neighbourhood 
and there were tables that focused on the area around 22nd Street SkyTrain Station.  General Findings: The general findings related to the Land Use Designation Map 
were presented to Council on November 7, 2016. A second, follow up report was 
presented to Council on January 16, 2017.   22nd Street SkyTrain Station Area Findings: The general findings related to the 
land use options proposed for area around the station were presented to Council on 
November 21, 2016. The feedback received showed a split between two of the three 
options presented. The option with the least amount of high rises was supported by 
participants who were concerned about the impact on traffic or the level of change 
proposed for the neighbourhood, and by people who wanted to see housing forms 
other than high rises. The option that proposed the highest number of high rises also 
received support. Participants generally supported this option because they felt that a 
SkyTrain Station was an appropriate location for the density proposed, if not more.  Council Feedback: There was some support for concentrating high rises around the 
station. Council also expressed a preference to support the opportunities for 
townhouses by designating all remaining land in the area identified around the station 
Residential – Infill Townhouse.  
The focus of the January report was also on the draft land use designations for the 
area around the 22nd Street SkyTrain Station. In particular staff wanted to confirm the 
appropriate designation for one block (bounded by Twentieth Street and Twenty-first 
Street, Hamilton Street and Seventh Avenue). The direction provided was to allow 
mixed use high rises on the block in question.  
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Attachment 2 
 

Neighborhood Visioning Process  
“A Growing City” 

Open House Boards 
  

  



February 2015

O U R C I T YA GROWING CITY

The Metro Vancouver Regional 
Growth Strategy (RGS) is a 
shared commitment between 
Metro Vancouver and member 
municipalities to achieve 
regional goals. Planning for 
growth is a central component 
of the RGS, adopted in July 2011. 
As a member municipality, 
New Westminster must 
demonstrate through the OCP 
how the City’s policies are 
consistent with those of the RGS, 
including Metro Vancouver’s 
2041 population projection of 
102,000 total people for  
New Westminster.

METRO VANCOUVER

Regional Growth Strategy 
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The City is Growing 
Since 1996, New Westminster 
has grown steadily by about 240 
residential units per year. The 
city’s population in 1996 was 
approximately 50,000 residents 
living in about 27,000 housing units. 
In 2011, the city’s population was 
about 66,000 residents living in about 
30,600 housing units. 

New Westminster is expected to 
continue to accommodate 3.25% 
of Metro Vancouver’s population 
growth. At this rate, the population 
could reach close to 104,000 people 
in 48,000 housing units by the year 
2041. This is consistent with Metro 
Vancouver’s Regional Growth Strategy 
projections.

The total new neighbourhood 
oriented retail and service 
commercial that the estimated 
population could support in 2041 is 
711,688 square feet. We asked you to 
indicate the location and amount of 
commercial space you would like  
to see.

ANTICIPATED CITYWIDE RESIDENTIAL GROWTH

2013 2021 2031 2041

TOTAL 
POPULATION

68,280 79,061 92,098 103,871

TOTAL 
HOUSING 
UNITS

31,611 36,602 42,638 48,088

Source: City of New Westminster Urban Development Forecast - 2013 to 2041 (Coriolis, 2014).

How Should the City 
Grow? 
We wanted to know how you think 
the city should grow to accommodate 
our future population. Should the 
City explore allowing low-density 
infill housing like laneway housing? 
Are there areas of the city where 
higher density forms of infill should 
be considered (e.g. a duplex with 
suites)? Where should townhouses 
and rowhouses be located? Where 
should the higher density residential 
forms  be located? 

Tables worked together to distribute 
residential growth in one part of the 
city: the west, centre, east, Downtown 
or Queensborough. Their ideas will 
help City staff create a variety of 
future land use scenarios which 
will be presented to the community 
(along with accompanying polices) 
for further review and input. This 
exploration is just the first step.

1,100 NEW UNITS 4,000 NEW UNITS

1,200 NEW UNITS 2,000 NEW UNITS2,100 NEW UNITS

ANTICIPATED COMMERCIAL FLOORSPACE BY 2041

NEIGHBOURHOOD AREA (SQ. FT.)
REST OF THE CITY 300,000
DOWNTOWN 130,000

QUEENSBOROUGH 270,000

TOTAL 700,000

Source: City of New Westminster Urban Development Forecast - 2013 to 2041 (Coriolis, 2014).

We asked each neighbourhood to 
accommodate the number of new 
housing units show below!

What We Heard: LOVE OUR CITY WORKSHOP
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O U R C I T Y

NEIGHBOURHOOD VISIONING PROCESS

WEST

Chip Legend
CHIP FORM NUMBER OF UNITS

NO CHIP LOW 0 UNITS
    (no growth)

WHITE    
CHIP LOW INFILL 10 UNITS

YELLOW 
CHIP

MODERATE 
INFILL 25 UNITS

BLUE 
CHIP MEDIUM 50 UNITS

GREEN     
CHIP HIGH 100 UNITS

RED       
CHIP

COMMERCIAL 20,000 SQ.FT.

(e.g. 1 small 
grocery store OR 4 
small commercial 
units)

Where do you think new housing 
units or commercial space should go? 
What type of housing forms do you 
want to see in your neighbourhood? 
Use post-it notes to your ideas here!

1. Locating commercial space and more housing 
around the 22nd Street SkyTrain station. There 
could be a mix of housing types. There should be a 
limited number of towers, if any. 

2. Adding more commercial space on Twentieth 
Street. This commercial could be supported by 
having up to four floors of residential units above 
the commercial.

3. Accommodating some medium density (e.g. low 
rise apartments) along Twelfth Street. This could 
be located above commercial space.

4. Allowing low infill throughout the 
neighbourhood. 

5. Adding a mix of housing types (low/moderate/
medium) around Sixth Avenue. 

6. Allowing medium to high density residential 
development and commercial in the lower Twelfth 
Street area. 

we should explore......

1

1

2

2

3

3
4

4

5

5

6

6



1

1. Allow low infill (white chip) in 
the single detached dwelling 
neighbourhoods.

2. Allow small scale commercial (red chip) 
in strategic locations. 

3. Allow additional low (white chip) 
to moderate (yellow chip) infill in 
strategic locations within the existing 
residential area (e.g. along busier 
streets). 

4. Allow a mix of moderate (yellow chip) 
to medium (blue chip) housing forms 
on or around Great Streets to support 
commercial uses.

5. Allow a mix of housing forms,  
including a limited amount of high 
density (green chip), in strategic 
locations. 

6. Design the areas around SkyTrain 
stations to have a range of housing 
forms. They should also include 
moderate (yellow chip) or medium 
(blue chip) density housing adjacent to 
existing single detached dwellings at 
the edges of these areas. 

How the Participants’ Growth Ideas Translated into the 
Exploratory Land Use Diagram
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Attachment 3 
 

Community Conversation on Housing 
Land Use Scenarios and 

Map Based Feedback 
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OURC ITY

OUR CITY HOUSING WORKSHOP

 ST
A

T
U

S
 

Q
U

O

LO
W

IN
FI

LL

M
O

D
E

R
A

T
E

 
IN

FI
LL

LO
W

 
R

IS
E
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DWELLING

DUPLEX

LANEWAY HOUSE

SMALL LOT SINGLE DETACHED

SMALL LOT DUPLEX
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COMPACT LOT

CLUSTER HOUSE

ROWHOUSE

STACKED TOWNHOUSE

QUADRAPLEX

TOWNHOUSE

H
IG

H
 

IN
FI

LL

UP TO 6 STOREY APARTMENT

This housing category will play 
a strong role in accommodating 
growth. This housing type should be 
located Downtown, Uptown, near 
SkyTrain stations and in limited 
context specific locations (e.g. at 
Eighth and McBride).H
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OVER 6 STOREY APARTMENT

HOUSING CATEGORIES

HOUSING 
CATEGORIES

HOUSING 
TYPES

GENERAL 
CHARACTERISTICS

These housing categories will play a 
role in accommodating growth and 
should be located near important 
transit routes and Great Streets. 
They can also be used to transition 
between high rises and lower 
density forms of housing. 

These housing categories will 
play a role in increasing housing 
choice. Because they would be 
implemented very gradually on 
individual lots, they would play a 
very limited role in accommodating 
growth. These land uses would be 
located in existing single detached 
dwelling neighbourhoods. 

This housing category will play a 
role in increasing housing choice 
and no role in accommodating 
growth. These land uses would be 
located in existing single detached 
dwelling neighbourhoods. 

This housing category will apply 
to existing single detached 
dwelling neighbourhoods that the 
community wants to stay the same. 
This category does not play a role 
in increasing housing choice or 
accommodating growth.



CONNAUGHT HEIGHTS: Scenario One
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Current OCP Land Use 
Designations 

CIVIC ART

WALKWAY SYSTEM

SKYTRAIN

PEDESTRIAN CONNECTORS

SKYTRAIN STATIONS

COMMERCIAL MAIN STREET

COMMERCIAL

COMMERCIAL MARINE DISTRICT

HABITAT / NATURAL

RESIDENTIAL - LOW DENSITY

RESIDENTIAL - MEDIUM DENSITY

MAJOR INSTITUTIONAL

RESIDENTIAL - HIGH DENSITY

SCHOOLS

PARKS/COMMUNITY FACILITIES

CEMETERIES/OPEN SPACE

COMMERCIAL HISTORIC AREA

UPTOWN COMMERCIAL

WATERFRONT RESIDENTIAL

INDUSTRIAL

RESIDENTIAL - MIXED DENSITY

COMPREHENSIVE DEVELOPMENT

UTILITIES

RL/RM/RH

MIXED USE

INDUSTRIAL BRUNETTE CREEK

COMMERCIAL TRANSIT ORIENTED

RESIDENTIAL - BROW OF THE HILL

COMMERCIAL LOWER TWELFTH RESIDENTIAL - LOWER TWELFTH

MIXED USE RESIDENTIAL, COMMERICAL, & HEALTH CARE

CTO

CMD

CM

C

CH

C-LT

UC

RL

RM

RH

RBH

R-LT

CEM

H/N

P

S

CD

WR

I

U

IBC

MU

MRCH

Away from SkyTrain mostly remains as it is 
today.

Existing use.

Townhouses create transition between 
higher and lower density.

Moderate infill would help keep these 
heritage buildings. 

Up to six storey apartment buildings puts 
some people close to transit but doesn’t  
fund amenities like a community centre or 
park expansion.

Some density 
means some 
services and 
shops. 

Existing auto-oriented commercial could 
remain.

Low infill puts a few more people close to 
transit on Eighth Avenue. 

Legend
Neighbourhood Boundary

SkyTrain Line

400m from SkyTrain (5 minute walk)

800m from SkyTrain (10 minute walk)

High Rise

Mid Rise

High Infill

Moderate Infill

Low Infill

Status Quo

Institutional 

Parks, Open Space and Community 
Facilities

Commercial

The lowest density scenario keeps the 
neighbourhood more like it is today, but 
doesn’t offer a lot of housing choice or 
many improved neighbourhood services 
and amenities. What do you like about this 
scenario? Use post-it notes to add your 
comments.

No,     
thank you

Yes!Maybe, with some 
modifications.

Do you support this land use scenario?
Use a dot to show us your level of support.

What are the benefits?
Accommodating Growth

Housing Choice

Community Services and Amenities

Status 
Quo

Reduced

Supporting Transit

Small 
Increase

Modest 
Increase

Large 
Increase

Social Interaction Opportunities

Support Local Commercial 



CONNAUGHT HEIGHTS: Scenario Two 

B
C

 H
Y

D
R

O
 R

O
W

22nd St

Station

22nd St

Station

Tenth Ave

Eighth Ave

Hami

Tw
en

ty
-s

ec
o

n
d

 S
t

Tw
e

n
ty

-f
ir

st
 S

t

Seventh Ave

M
arine Dr

N
in

e
te

en
th

 S
t

B
ow

le
r 

St

Edin

Ninth Ave

N

Tw
en

ty
-t

h
ir

d
 S

t

Fe
n

w
ic

k 
A

ve

Trapp Rd

Mead St
Sixth Ave

Marine Way

22nd St Station A c c e

Tenth Ave

Eighth Ave

Hami

Tw
en

ty
-s

ec
o

n
d

 S
t

Tw
e

n
ty

-f
ir

st
 S

t

Seventh Ave

M
arine Dr

N
in

e
te

en
th

 S
t

B
ow

le
r 

St

Edin

Ninth Ave

N

Tw
en

ty
-t

h
ir

d
 S

t

Fe
n

w
ic

k 
A

ve

Trapp Rd

Mead St
Sixth Ave

Marine Way

22nd St Station A c c e

Tw
en

ti
e

th
 S

t
Tw

en
ti

e
th

 S
t

Away from SkyTrain mostly remains as it is 
today.

Existing use.

With no lanes, only corner lots have ability 
for laneway houses. 

Up to six storey apartment buildings 
create transition between higher and 
lower density. 

Townhouses along Twentieth Street can be 
designed to protect residents from noise.

Low infill puts a few more people close to 
transit on Eighth Avenue.

Some high rise towers around the station.

CRL

S

RL/RM

Marine Way
Island Connector

NORTH

CEM

Current OCP Land Use 
Designations 

CIVIC ART

WALKWAY SYSTEM

SKYTRAIN

PEDESTRIAN CONNECTORS

SKYTRAIN STATIONS

COMMERCIAL MAIN STREET

COMMERCIAL

COMMERCIAL MARINE DISTRICT

HABITAT / NATURAL

RESIDENTIAL - LOW DENSITY

RESIDENTIAL - MEDIUM DENSITY

MAJOR INSTITUTIONAL

RESIDENTIAL - HIGH DENSITY

SCHOOLS

PARKS/COMMUNITY FACILITIES

CEMETERIES/OPEN SPACE

COMMERCIAL HISTORIC AREA

UPTOWN COMMERCIAL

WATERFRONT RESIDENTIAL

INDUSTRIAL

RESIDENTIAL - MIXED DENSITY

COMPREHENSIVE DEVELOPMENT

UTILITIES

RL/RM/RH

MIXED USE

INDUSTRIAL BRUNETTE CREEK

COMMERCIAL TRANSIT ORIENTED

RESIDENTIAL - BROW OF THE HILL

COMMERCIAL LOWER TWELFTH RESIDENTIAL - LOWER TWELFTH

MIXED USE RESIDENTIAL, COMMERICAL, & HEALTH CARE
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RBH

R-LT
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MRCH

Modest density 
means modest 
shops and 
services.

Modest density could 
fund some park 
expansions - maybe a 
soccer field. 

Legend
Neighbourhood Boundary

SkyTrain Line

400m from SkyTrain (5 minute walk)

800m from SkyTrain (10 minute walk)

High Rise

Mid Rise

High Infill

Moderate Infill

Low Infill

Status Quo

Institutional 

Parks, Open Space and Community 
Facilities

Commercial

No,     
thank you

Yes!Maybe, with some 
modifications.

Do you support this land use scenario?
Use a dot to show us your level of support.

The middle density scenario explores 
one option within the high-to-low range. 
It blends growth, choice, and some 
improved neighbourhood services and 
amenities. What other ways could you see 
doing this? Use post-it notes to add your 
comments.

Mid rise would 
likely remove these 
heritage buildings.

High rise towers 
around the station. 
Towers would be 
skinny, well spaced, 
and have townhouses 
and commercial 
podiums.

High density would make 
park expansion and a 
modest community facility 
possible. 

What are the benefits?
Accommodating Growth

Housing Choice

Community Services and Amenities

Status 
Quo

Reduced

Supporting Transit

Small 
Increase

Modest 
Increase

Large 
Increase

Social Interaction Opportunities

Support Local Commercial + Community Facility



CONNAUGHT HEIGHTS: Scenario Three
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would be permitted.

With no lanes, only corner lots have ability 
for moderate infill.

Up to six storey apartment buildings 
create transition between higher and 
lower density. 

Higher density would make 
park expansion possible - 
including a soccer field - and  
greenway development.

Townhouses along Twentieth Street can be 
designed to protect residents from noise.

Townhouses create transition between 
higher and lower density, and put people 
near transit on Eighth Avenue.

High rise towers 
around the station. 
Towers would be 
skinny, well spaced, 
and have townhouses 
and commercial 
podiums.

CRL

S

RL/RM

Marine Way
Island Connector

NORTH

CEM

Current OCP Land Use 
Designations 

CIVIC ART

WALKWAY SYSTEM

SKYTRAIN

PEDESTRIAN CONNECTORS

SKYTRAIN STATIONS

COMMERCIAL MAIN STREET

COMMERCIAL

COMMERCIAL MARINE DISTRICT

HABITAT / NATURAL

RESIDENTIAL - LOW DENSITY

RESIDENTIAL - MEDIUM DENSITY

MAJOR INSTITUTIONAL

RESIDENTIAL - HIGH DENSITY

SCHOOLS

PARKS/COMMUNITY FACILITIES

CEMETERIES/OPEN SPACE

COMMERCIAL HISTORIC AREA

UPTOWN COMMERCIAL

WATERFRONT RESIDENTIAL

INDUSTRIAL

RESIDENTIAL - MIXED DENSITY

COMPREHENSIVE DEVELOPMENT

UTILITIES

RL/RM/RH

MIXED USE

INDUSTRIAL BRUNETTE CREEK

COMMERCIAL TRANSIT ORIENTED

RESIDENTIAL - BROW OF THE HILL
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Higher density means 
more shops and 
services.

A high rise here would help 
fund a public plaza.

Legend
Neighbourhood Boundary

SkyTrain Line

400m from SkyTrain (5 minute walk)

800m from SkyTrain (10 minute walk)

High Rise

Mid Rise

High Infill

Moderate Infill

Low Infill

Status Quo

Institutional 

Parks, Open Space and Community 
Facilities

Commercial

The highest density scenario explores how 
to maximize choice and the benefits of 
growth which are improved neighbourhood 
services and amenities. You may not like 
it all, but are there parts you could see 
blending with other scenarios? Use post-it 
notes to add your comments.

No,     
thank you

Yes!Maybe, with some 
modifications.

Do you support this land use scenario?
Use a dot to show us your level of support.

High density would make 
park expansion and a 
new community centre 
possible. 

What are the benefits?
Accommodating Growth

Housing Choice

Community Services and Amenities

Status 
Quo

Reduced

Supporting Transit

Small 
Increase

Modest 
Increase

Large 
Increase

Social Interaction Opportunities

 Support Commercial + Park Expansion + Community Centre



CONNAUGHT HEIGHTS: Summary of Feedback
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Legend
Neighbourhood Boundary

SkyTrain Line

400m from SkyTrain (5 minute walk)

800m from SkyTrain (10 minute walk)

High Rise

Mid Rise

High Infill

Moderate Infill

Low Infill
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Institutional 

Parks, Open Space and Community 
Facilities

Commercial
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This map summarizes the key location based feedback 
received. Areas shown in colour are those that are 
consistent with the OCP and all three scenarios. In advance 
of the workshop Council should give thought to the what 
land use categories should be applied to the remaining 
areas. The pencil crayons match the colours in the legend. To 
assist with this process staff provided suggestions for areas 
where there was a consistent message from the community 
or where there is a relatively clear next step to explore. 
These comments are shown in blue text. The red text will 
be the focus of the Council workshop. These are areas where 
more discussion is required to determine the appropriate 
land use category.  

The support for Status Quo in the area 
north of Edinburgh St was stronger than the 
support for Low Infill. This may be the result of 
the scenarios presented, which included more 
limited infill than other neighbourhoods. 
Comments indicated this opinion may also 
have been due to the lack of lanes and the 
concern that building a carriage house was 
more likely to encourage the demolition of 
existing houses than a laneway house would. 
However, there was some interest in allowing 
laneway houses on the north side of Ninth Ave 
where Tenth Ave acts as a lane. 

There was a mix of preferences for the 
blocks in this area, which are intersected 
by SkyTrain line and BCHydro ROW. The 
most support seems to be for High Infill 
(scenario one). 

All scenarios showed this area as 
Status Quo.  Questions were raised 
about why something more is not 
allowed here.

Staff recommend Low Infill but would 
reassess after further analysis is done that 
explores the feasibility of building coach 
houses in this neighbourhood.

There was a range of preferences for this area. What 
was consistent was the feeling that there should 
be transition between towers and single detached 
dwellings. The height of the infill housing allowed will 
be important for achieving a successful transition. 

There was some support for allowing High 
Rises in this area.  However, there was also 
concern about the total number of high 
rises permitted, given views, access, and 
traffic concerns, but still clear willingness to 
discuss change. 

Many people want to see change around the 22nd 
Street SkyTrain Station, including allowing High Rises. 
They want this change to bring more amenities and 
services to their neighbourhood. The area that people 
felt should be the core area of redevelopment varied 
(e.g. some people supported a larger area than this). 
There was concern about the impact new towers would 
have on views, access, and traffic.

There was support for the 
commercial on Seventh Ave. 

There was little feedback received during regarding 
the existing commercial on Twentieth St. 

Staff would explore a mix of High Infill 
and Mid Rise based on lot characteristics 
and feasibility. 

Staff would explore High Infill 
due to proximity to transit. Noise 
attenuation would be required if this 
land use is permitted. 

Staff recommend modest 
commercial in Seventh Ave, 
similar to that proposed in 
scenario two.

Staff would explore High Infill. Noise attenuation 
would be required if this land use is permitted. 
Commercial uses would be able to remain due to 
the existing zoning. 
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22nd Street SkyTrain Station Area Options 

 
 

 
  



22nd Street Station Development Area Options
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Residential - Detached and Semi-Detached

Residential - Townhouse

Residential - Multi-Unit Buildings

Residential - High Rise

Mixed Use - Mid-Rise

Mixed Use - High-Rise

Utilities and Transportation Infrastructure

Major Institutional

Future Frequent Transit Development Area

LEGEND

Commercial

Possible Tower Location

OPTION 3OPTION 2OPTION 1

This option is in the middle for the number of 
high-rises (six) and has the lowest amount of 
area designated for mid-rises.

This option has the highest number of high-
rises (eight) and the lowest amount of land 
designated for townhouses.

September - October 2016

This option has the lowest number of high rises 
(four towers) and has the greatest amount of 
area designated for mid-rises.

WHAT THEY HAVE IN COMMON 

• A neighbourhood centre along Seventh Ave.

• New community facilities in the area.

• High-rise development is near the station, with densities 
scaling down to mid-rise and low-rise apartments and 
townhouses to transition into the existing residential 
neighbourhood. 

• Mixed-use development with street-front 
neighbourhood-serving retail along Seventh Ave near the 
Station to create a neighborhood centre high street.

WORK TO BE COMPLETED PRIOR TO 

DEVELOPMENT

• Define desired land assembly patterns for redevelopment.

• Identify the appropriate community amenities needed in 
the area.

• Determine the appropriate level of amenity contributions 
required to help fund community amenities.

• Draft design guidelines for the private and public ream to 
ensure a high standard of architectural and urban design, 
streetscape and infrastructure improvements.

• Conduct a detailed traffic analysis. 

• Work with TransLink to develop a facility integration plan. 
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RAW NOTES FROM SEE YOUR PLAN FOR OUR CITY OPEN HOUSES  
 
22nd Street Station  
 • traffic issues must be solved, 20th street on ramps  • entrance and exists from Connaught heights/B residential PERIOD. Including all 

future residents • residential traffic calming efforts are not enforced - people who…..residents ticket 
them • concerns re traffic along 20th street • more densification • traffic control • more specific design guidelines • density for density sake is not an answer • density - yes, but design is very important and green space • livability! Control traffic, parking RPP only • none • MH will bring too many residents and impact the traffic even more worse • no comment • a good mix of housing options • please redevelop it. Its not a pleasant place to live right now (I live on marine way) • too much density for the existing roads, 20th 6th ave • would only work if they fix 20th and the bridge access and egress, whats there 
now is already gridlock. Needs overpass and no lights • this area should be redeveloped prior to any other. Goes to less cars and could 
accommodate a number of people • yes good area for density near transit • keep moving it forward • house 1931 seventh ave could be considered for the study area • of course! Do it! But traffic on 20th is already a nightmare • yes high density at 22nd st makes perfect sense • development is ok, but fix current problem first. Queensborough bridge expanded. 
Safety for residents. A young man was killed by 22nd st Station. Crime could rise 
and traffic could rise. Keep our city safe.  • need to fix traffic on 20th & Queensborough bridge. • no comment • 20th already gridlocked. Lack of traffic calming, lack of commercial service 
around 22nd st. poor planning • all good! • no highrise only townhouses • high rises make sense - shops, community center • increased density is inevitable + desirable. Adopt an experimental approach to see 
how much change and density growth rather than the barn door wide open.  • the most density is the best 

Attachment 5: Open House Feedback Page #1



• great idea for families and commuters • (heart) it! Lets revitalize and densify! • traffic is already ridiculous and this plan will contribute to the gridlock we already 
have. The roads will not support the density • agree to the multi level high rise in the area below 22nd st SkyTrain station as 
soon as possible. • I have lived in Connaught heights for over 25 years. It is already very congested 
with the main traffic corridors all around. To bring in towers and the extra number 
of units which would also inevitable add additional vehicles - even though it is 
near a SkyTrain - and overwhelm an already overwhelmed area. As well, there 
were discussion about 20 years ago about towers and the city said no towers. since 
then people in Connaught heights have built new homes and renovated older 
homes. we chose this area because of the best views in all of new west (we have 
views of the san Juan islands in the USA + ocean views as well as river views). 
these towers will destroy not only our view the whole feel of our neighbourhood. i 
feel cluster homes throughout the neighbourhood as well as townhomes around the 
station would be a good solution for all involved in our neighbourhood. i feel the 
city should have has this discussion about towers before the SkyTrain was built 
and then planned the roads and amenities around it. it is not right to stress out 
neighbourhood.  • when I look at the proposed map for 22nd st station, I have noticed that all of the 
big change and density is west of 20th st. people on the other side of 20th st also 
use the SkyTrain. I have observed over the years that the Connaught heights area 
has not been treated fairly with regard to the rest of the city. we have no sidewalks. 
20th st was the division of this and im seeing the exact same thing today on the 
east side of 20th. there is virtually no change and Connaught is being slapped with 
all the changes. i am against this. all the residential homes along 8th ave could also 
share townhouses as well as the east side of 20th st all the way up to 10th and 
down to 6th as well as RGO throughout all the neighbourhoods - done tastefully - 
very desirable.  • there are traffic issues to resolve at 22nd St area during rush hour. Plus Connaught 
heights schools are needed. Must more so for more people on the area • Adding new residents near 22nd st station means adding more traffic onto 20th st 
(even if they only drive 2 days per week). Fix the bottle neck below first 
(provincial responsibility) before trying to market Gridlock Gardens • other side of 20th good area, 7th ave • 22nd St + Connaught heights does not receive any attention from the city. I am 
aware of 33 year residents and now will be transformed and most of the density 
dumped in this area. • too many units, up to 3467 units too much • Mix use low rise - this parcel should be more like other ones below 7th ave • would like to come of bridge and use 23rd st as an access, but is just for buses • No towers • higher density on 8th by 22nd St • RD not RT above 8th ave in Connaught 
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• address traffic on 20th street • very concerned about traffic from higher density @ 20th :( (west end resident) • high rise only on south side of train tracks • yes to HR not a nice block to live on as it is. • people live here and love it as is • No to HR • small and moderate development ok, but I do not agree with this • is this Cote's pet project? • less density • Many residents are concerned about land locks by excessive density in Connaught 
heights, need new infrastructure • why are the power lines not being used? Realtor says cant build new land but the 
is  • Agree to High rise proposal at 22nd • bring back pedestrian access to Quay, give us the trail through from Connaught or 
W.E. to 14th or 16th St crossing • No towers - too much traffic on the bridge, too many people. Keep it a small 
community. • Great area to densify 22nd St area. Makes perfect sense.  • add in RGO not towers • too much change! • ensure a percentage of rental suites built at market rates • not towers at all • traffic cannot support 8 towers and all those townhouses • increase MH to RH • no high-rise, only townhouses • commercial office space around SkyTrain station and attached to SkyTrain • traffic already a nightmare. Need comprehensive fix before increasing density • need something below 22nd st station ASAP • Also could do NewPort Village model to attract local residence when densified • no towers - traffic issues on 20th st addressed now. Its already a problem without 
densification.  • no high-rises at 22nd Station • Im unhappy about the Connaught heights and 22nd st station area plan. Almost all 
the density dumped there.  • 22nd St + Connaught heights does not receive any attention from the city. I am 
aware of 33 year residents and now will be transformed and most of the density 
dumped in this area. 
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NOTES FROM CONNAUGHT HEIGHTS RESIDENTS ASSOCIATION 
MEETING MARCH 15, 2017 
 • People that feel obligated to move as a result of this OCP want high rises in order 

to maximize their opportunity to make a profit on the sale of their property • Concern about the City’s ability to solve traffic issues given the fact that the QB 
Bridge is owned by the Province.  • What is the process? (e.g. how soon with this happen, will it be the City that 
assembles the land, will all the land be developed by one developer, will all the 
land be developed at once) • Why wasn’t a plan put in place at the time of the SkyTrain station being added? • Access to the neighbourhood is a challenge. There are already many significant 
traffic issues that the City has not done enough about. Everyone in the new 
developments will have cars (or multiple cars) and traffic will be even worse.  • This is a unique neighbourhood. • Too much density being packed into the neighbourhood. Reduce the amount 
added.  • More density should be added to the West End. • Don’t want to be like the New Westminster station. It is much easier to get to and 
from the 22nd Street Station as a visually impaired person. • Should go car free with towers – be leaders – be innovative. If Calgary can do it, 
so can we. • How many units would be in a tower? • What density is needed to pay for a community centre? • BC Hydro lands should be developed as four story apartments – or be kept as 
green space. • So many people come through the area – skytrain/bus/along 20th – could draw 
them in and get them to spend time here • What about the noise from skytrain and the impact on new development? • Don’t impact views or block sunlight. • Towers are appropriate – this is the centre of the region. • Low rise apartments would be more appropriate.  • Need to support the people being forced out.  • Need to affordable, rental, family friendly housing in new development. Set a 
minimum amount required. • High rises should be on Ninth instead – residents could walk to 22nd Station or 
Edmonds. • Include seniors housing. • Replace the affordable rental being lost due to redevelopment. • Need more green space and community gardens. • Want more amenities – like restaurants or a pool. • Towers are too mainstream – want boutique development like townhouses.  • What will be the impact on schools? Connaught Heights School is small and 
parents won’t want their parents crossing 20th St to get to Tweedsmuir.  
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OUR CITY 2041 - Draft Official Community Plan
The City has now released the draft Official Community Plan (OCP). The OCP is the 
City’s long-term vision to the year 2041. It includes the Future Land Use Map (titled "Land Use 
Designation Map" in the document), which shows the types and locations of land uses that will 
be encouraged over the next 25 years.  

Click here to see the draft Official Community Plan that you helped create. It may be useful to 
keep this document open in another tab or window during the survey.

This survey is part of the final round of consultation for the OCP review. Revisions to this 
document will be made and then the final draft will be presented to Council in the spring, at 
which point a public hearing date would be set.

This information is collected by the City of New Westminster to be included in public documents that will be 
posted on the City’s Website. Should you have any questions about the collection of this personal 
information please contact the City of New Westminster, Development Services, Planning Division at 604-
527-4532 or by email at ourcity@newwestcity.ca

OUR CITY 2041 - Draft Official Community Plan

4/11/2017https://questionnaire.simplesurvey.com/Engine/Default.aspx?surveyID=a28f0e63-7b26-43...
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Draft Future Land Use Map 

The draft Future Land Use Map (titled "Land Use Designation Map" in the OCP) shows the 
types and locations of land uses that will be encouraged over the next 25 years. The OCP also 
includes land use designation definitions that provide further detail regarding what land uses 
and building forms are permitted.

Click here to view the Draft Future Land Use Map.

Do you have any comments on the draft Future Land Use Map?

OUR CITY 2041 - Draft Official Community Plan

4/11/2017https://questionnaire.simplesurvey.com/Engine/Default.aspx?surveyID=a28f0e63-7b26-43...
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22nd Street SkyTrain Station Area 

The area around the 22nd Street SkyTrain Station that is outlined in red on the map below has 
been identified as a Frequent Transit Development Area. The proposed land use designations 
would cluster high rises and commercial space around the SkyTrain station. Low rise 
apartment buildings would be located next to the high rises to act as a transition to townhouses 
(and rowhouses) in the remainder of the area. Community amenity spaces still neds to be 
determined and is not shown on the map below. 

Do you support the proposed land use designations for the area around 22nd Street Skytrain 
Station?

Yes, it looks good to me.
Almost, I would like to see a few small changes.
No, I would like to see major changes.
I do not have an opinion.

Please explain: 

OUR CITY 2041 - Draft Official Community Plan

4/11/2017https://questionnaire.simplesurvey.com/Engine/Default.aspx?surveyID=a28f0e63-7b26-43...
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Vision, Goals & Policies 

The Vision, Goals and Policies are an important part of the OCP that set direction and guide 
decision making. (The OCP includes more than just a map!). The Vision Statement and links 
to each of the policy area chapters in the OCP are provided below.

The Vision statement is:

New Westminster is a healthy, inclusive and thriving community where people feel 
connected with each other. This sustainable city showcases a spectacular natural 
environment, public spaces and unique neighbourhoods that are well-connected and 
accessible. Superior urban design integrates its distinctive character, heritage assets and 
cultural identity. Growth and development provide a variety of services and employment 
opportunities that contribute to a high quality of life for all.

Click on the links below to view each chapter of the OCP, including goals and policies, that is 
interesting to you. Each link opens the full draft OCP, which is a large file. Share feedback on 
any component of any of the chapters below.

Community & Individual Well-Being, page 31
Culture, page 45
Economy & Employment, page 51
Energy, Emissions & Climate Change, page 65
Environment & Natural Areas, page 73
Hazard Management, page 81
Heritage, page 87
Housing, page 95
Parks & Recreation, page 105
Public Realm & Urban Design, page 115
Transportation & Accessibility, page 121
Utilities & Service Infrastructure, page 137

Do you support the Vision, Goals and Policies?
Yes, just a final polish is needed.
Almost, I would like to see a few small changes.
No, I would like to see major changes.

Please explain: 

OUR CITY 2041 - Draft Official Community Plan

4/11/2017https://questionnaire.simplesurvey.com/Engine/Default.aspx?surveyID=a28f0e63-7b26-43...
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Draft Official Community Plan 

The full Draft OCP includes: the vision, goals, policies, actions, land use designations and Land 
Use Designation Map.

Now thinking of the whole document, do you support the draft OCP?
Yes, just a final polish is needed.
Almost, but I would like to see a few small changes.
No, I would like to see major changes.

Please explain: 

OUR CITY 2041 - Draft Official Community Plan

4/11/2017https://questionnaire.simplesurvey.com/Engine/Default.aspx?surveyID=a28f0e63-7b26-43...
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Housing Objectives 

Accommodate Expected Growth

The City's demographic forecasts anticipates that New Westminster could grow to close to 
104,000 people by 2041. That's approximately 34,000 new residents, needing approximately 
16,500 new homes. The Future Land Use Map locates most of these new units in mixed use, 
pedestrian oriented nodes and corridors that are well served by transit. 

Does the draft OCP meet the objective of accommodating growth?

Needs 
more! 

Almost, but 
needs a bit 

more 

Yes, it 
achieves 

this! 

Needs 
less! 

Don't 
know 

No 
opinion

Accommodate 
expected growth.

Please explain: 

Increase Housing Choice 

Currently single detached dwellings and apartment/condo buildings make up more than 95% of 
the city’s housing stock. Increasing housing choice in New Westminster would be achieved by 
encouraging more ground oriented housing forms, such as laneway houses, duplexes, 
triplexes, townhouses and rowhouses. These forms of housing will contribute to meeting the 
needs of people with different ages, incomes, family types and abilities.

Does the draft OCP meet the objective of providing housing choice?

Needs 
more! 

Almost, but 
needs a bit 

more 

Yes, it 
achieves 

this! 

Needs 
less! 

Don't 
know 

No 
opinion 

Increase 
housing 
choice

Please explain: 

OUR CITY 2041 - Draft Official Community Plan
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Have you participated in the OUR CITY 2041 process? 

Since the OCP update process began in 2014, numerous workshops, open houses, events and 
online surveys have been conducted. The feedback received has helped determine and refine 
each component of the OCP, including the Future Land Use Map.

How have you provided feedback on the OCP and draft Future Land Use Map during the 
consultation process? Select all that apply:

Attended the Love OUR CITY workshop (People used poker chips to show us where 
different housing forms should be located.) - February 2015
Attended the Community Conversation on Housing Workshop (Round table discussions 
about three different land use scenarios.) - November 2015/January 2016
Completed the Community Conversation of Housing online survey (Evaluation of three land 
use scenarios and a pin drop exercise to create a new land use map.) - December 2015/ 
February 2016
Attended the Your Future Neighbourhood Workshop (Round table discussions on first draft 
of the map.) - November 2016
Completed the draft Future Land Use Map online survey (Evaluation of the first draft of the 
land use map.) - September/October 2016
Directly to staff (e.g. in person, by email)
This is my first time providing feedback!
Other

Please describe: 

OUR CITY 2041 - Draft Official Community Plan

4/11/2017https://questionnaire.simplesurvey.com/Engine/Default.aspx?surveyID=a28f0e63-7b26-43...
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Tell us a bit about yourself 

Knowing who took the survey will help tell the story of this survey in the report to Council. It 
also helps us understand whose voices are missing from the conversation.

What is your neighbourhood?
McBride Sapperton
Massey Victory Heights
Brow of the Hill
Moody Park
Queens Park
Glenbrooke North
West End
Connaught Heights
Downtown
Queensborough
Outside New Westminster

What is you age?
19 and below
20-34
35-49
50-64
65+

Do you rent or own your home?
Rent
Own
Neither

What is your interest in New Westminster (e.g. business owner, resident, desire to move 
here)?

If you would like to be added to our email list to receive updates on the OUR CITY 2041 
process, please provide your email address:

OUR CITY 2041 - Draft Official Community Plan

4/11/2017https://questionnaire.simplesurvey.com/Engine/Default.aspx?surveyID=a28f0e63-7b26-43...
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This information is collected by the City of New Westminster and may be included in the public documents 
that will be posted on the City’s Website. Should you have any questions about the collection of this personal 
information please contact the The City of New Westminster, Development Services, Planning Division at 
604-527-4532 or by email at ourcity@newwestcity.ca

Powered by SimpleSurvey

OUR CITY 2041 - Draft Official Community Plan
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Draft OCP - Final Consultation

Do you have any comments on the draft Future Land Use Map?

Number of respondents : 125

-I am very happy to see the city moving towards denser housing options than detached SFH, especially around 
transit heavy areas like 22nd St. Station. I think the City was unfair and short-sighted in its giving into 5th St. owners 
by rescinding the planned townhouse designation. I believe the neighborhood demographics are 40%~ renters, yet 
the OCP outreach had a very small renter response rate. The loudest are not necessarily the majority!

-In the long run, I think it'd make a lot of sense to somehow increase the density around 22nd skytrain even more, 
but also negotiate more park space to be funded via DCC/amenity fees.

-The main thing that strikes me about the map at this point is how little townhouse/rowhouse designation there is 
except in Connaught Heights. The "missing middle" isn't missing entirely, but I think there should be more of it. Glad 
to see more of that designation in Connaught and fewer towers, which still strike me as being out of place even 
though I know the SkyTrain station needs density. The other thing that strikes me is not new--the serious lack of 
density in Moody Park. I have heard people wishing that Twelfth Street could be our own Commercial Drive, but 
without sufficient surrounding density, no commercial area will ever thrive. And that's a shame. I love that lower 
Twelfth is still a study area. I hope that becomes something very forward-looking, maybe including artist studios and 
ateliers.

-As a resident of Connaught Heights, I'm excited to see residential towers and multifamily going in near 22nd Street 
Skytrain.

-What is taking so long with the 22nd St. Special Land Use Area?  You have had strong support for the high-rise 
development at this location and yet you are dragging your collective feet regarding the planning for this area. 
Getting going!!!!!

-I did not appreciate the disregard the City made to most residents that oppose the expansion of Towers to 
Connaught Heights as well as the land use that allows Townhouses above 8th ave in Connaught. The Our City 
2041 is not listening as we do not want Towers and we do not want a large expansion of Townhouses.

-After canvasing the 22nd street (Cannaught Heights) neighborhood over a period of two weeks, it is very apparent 
to our neighborhood resident group that approx. 33% of people we unaware of projected city plans for the area. 
70% of the people were clearly against high density in the area.  Reasons given were numerous.  Traffic, limited 
access, under developed amenities and infra structure.  Lack of concern for heritage of homes and and safety 
issues due to lack of proper lighting, sidewalks and upgrades to our park and school facilities. Projected density 
plans OUT of proportion to our isolated neighborhood and general population.
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The City should allow and encourage High Density Development near the Sky Train Stations and on Major Roads 
near Sky Train Stations such as 20th St. , Columbia St.. Both sides of 20th St. from 6th Av to 10th Av and all along 
Columbia St. should be densified to include Mid Rise residential and commercial.

-The planning group did listen to the participants of the September consultations and had added a proposed 
appropriate change for high rises to be added to the uptown area which was to be put before council in November. 
Unfortunately the council did not feel that the opinions and concerns of the participants and the changes from the 
planning group were valid enough to change the draft.

As there will not be any new development now in this area the existing buildings will continue to deteriorate to the 
point that they will be unsafe to live in and when this occurs people will wonder why and how this was allowed to 
happen . The participants of the consultations will be there to inform the public of councils decision.

-Do we really need the higher density?

Let things evolve with out pushing them.

-I live in the Connaught Heights area and am very concerned about the extent of density being proposed given the 
existing challenges with traffic in our neighbourhood.  I understand that some development is going to happen but I 
think that the number of towers and condos being proposed is way too much.  I rent a house on Hamilton st, and 
have been in the same place for over 14 years.  The current plan would displace me and my children from a house 
that has been our home and is affordable.

Comment 2: Townhouses and other densification requiring demolition and rebuild of existing stock extends too far 
north in Connaught Heights from the 22nd St station. It should stop at 8 Ave to maintain the integrity of the 
neighbourhood. The area below the station should not be designated for highrises until and unless there's a plan to 
allow the high rise residents to access Marine Way.

-Please don't put towers in Connaught Heights

Where will all the traffic go?  What about the perimeter traffic plan.  Will that add even more traffic on Twentieth, We 
really can't afford more chaos

Why is there a high rise with a house directly across the street (at Twentieth and seventh) I though we were 
avoiding that?  So we were not like Burnaby.

Beside the ideals of having a towers in Connaught Heights next to the Skytrian there seems to be no good plans to 
do so.  Very poor leadership in regard to the matter.  Things constantly changing, stress of residents growing.

-No towers in Connaught Heights - PLEASE

Why is there a tower being built next directly across the street from a house.  I thought we weren't going to do that 
as to not be like Burnaby.
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22nd Street SkyTrain Station Area

Do you support the proposed land use designations for the area around 22nd Street Skytrain Station?

Number of respondents : 192

Please explain:

-fds

-Looks great! The towers directly beside Skytrain are warranted and are likely the only way to get any commercial in

this location. Lots of townhouses, which are desperately needed. Some might fear such a drastic change but it has

the potentially to make this neighbourhood far more convenient and complete.

-You are leaving two poor residential streets to deal with increased congestion and noise. Rezone it all or just below

8th. Values of Lonon an ninth will go down.

Why does it seem imperative to increase density. Strange paradim.

-20th street is a nightmare for traffic. While some people will use sky train and transit, people will still have cars.

That will make more of a nightmare in this area.

-There should be denser housing around the SkyTrain although I believe there will be parking issues with all those

high rises.High rises block everyone elses views so not strongly in favour of over 6 stories.

-I think the only thing to keep in mind is over all traffic affects. We continue to have an existing problem which we

are not addressing like 10 th Ave with residential parking and looking at helping the traffic to move it along vs

pushing into different directions. Going to the bridge from the area around 22nd station need to move back and forth

freely. Everyone knows you have to go thru new west let's just make it happen instead of stalling and pushing traffic

elsewhere

-Still need to address traffic flow

-I wonder if the community would appreciate more commercial closer to the station? I think most stations benefit

from a convenience store in close proximity!

-I think it looks great, however I feel sorry for the residences I the area. The traffic, noise, safety leave me with

concerns.

-Increase density of properties within a 2 block radius of the station ever further.

-I say yes, but I still can't envision high-rise there. How will they not stick out like a sore thumb, as too many other

towers do in New West?

-All of 8th (low side ) should be higher density.

-These changes should have been implemented a very long time ago. It is a real shame that this land next to the

Choice Total %

Yes, it looks good to me. 109 56.77

Almost, I would like to see a few small changes. 29 15.10

No, I would like to see major changes. 30 15.63

I do not have an opinion. 23 11.98
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Skytrain has not been put to better use in providing homes as well as amenities for newcomers to the city and the

region. I hope these changes to zoning are acted upon as soon as possible so that more housing, especially rental

housing, can be built.

-No high rises. No one at OCP meetings wanted high rises. When changes come, why not leave some space for

more roads? The current system doesn't work well in that area. Some commercial space may not be too bad.

Public washrooms would be nice too!

-looks good.  as long as there are plans to fix traffic problems on 20th street

-I don't know what the solution is - but I agree this area needs densification around the skytrain station. I avoid this

area at night because there's nothing around it. But it's already a traffic nightmare on 20th street.

-laneway option has to have less restrictions!

-I would not like to see residential high rises in the areas designated and I would like to see fewer four and six

storey residences in the allocated areas...to small an area and too difficult to access

-It is too dense a proposal for this area.  It is a very difficult area to get in and out of already.  20th Street is a main

commuter and goods  traffic corridor connecting the south and north Fraser and that is not going to change.  The

new over development will only add to the congestion. High rises will only make it look and feel like uptown

presently does.  Make it family friendly with row and town houses and green spaces for families.  We have enough

high rises built and proposed for the uptown and the downtown.  Do not Metro-town or ghettoize this area.

-There needs to be row and town house only in this area.  Apartments of any type will reduce the single family feel

and appeal of this neighbourhood.  It is already extremely difficult to get in and out of this neighbourhood.  Presently

it is the main commuter and goods traffic corridor from the south  side of the Fraser to the north side for people in

New Westminster, Burnaby, Delta and Richmond.  An increase in population with only make it worse.  This are

needs to be maintained as a single family neighbourhood and row, town houses and accommodations for parks and

green spaces would insure that it does.

-Finally, we are going to tap into the last train station without any developement

-No high rises.  nor multiple unit buildings

-I support the high rise and mixed highrise areas as they appear.

-I would like New West to be a leader in this kind of development and negotiate extra FSR for car-free buildings.

They would have disability and car share spaces only but push for more cycling and transit.

-More commercial on 20th.

-I love the idea of a townhouse hub around 22nd street. This is an under-utilized area of the city with older homes

that will either be bulldozed for speculative single family 'luxury' houses, or could become a bustling hub of families

and downsizers and transit users. I would like to see more commercial mixed in to provide viable options for the

neighbourhood to promote businesses in their area. Coffee shops, grocery stores, etc. are sorely needed on the

West End of town.

-More mid rises on 8th ave

-The SFH land below the skytrain guildway and 6th ave just to the east of this development area seems orphaned

in this plan.

-Sometimes when areas get built up, they end up giving a hollow feeling at the street level. I would include lots of

small green spaces with public art, and public structures designed from natural products, such as wood, which

contributes quite a bit to New Westminster's economy. It would be interesting to see the all wood architecture being

developed in Vancouver to come here.

-I would like to see what changes are planned for the roads and lanes in the area before endorsing it completely.
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-Please don't tear down beautiful old houses.

-What incentives could the city use to facilitate these changes move forward.

-Increasing density near rapid transit makes sense.

-Great mix and use of space with good access to transit

-It would be much better the maximum permitted would be 1.0 FSR or maybe greater.

-To make good use of rapid transit there needs to be a higher density and commercial area here.

-I would prefer a base density of 1.0 FSR or even greater.

-Just seems too dense in every way, concerned about increased crime, pollution, and overcrowding for everyone.

-More density, more commercial

Ground oriented infill outside area (for example between Edinburgh and Dublin, and between Bowler and 20th

Street).

-I believe that more housing is needed, and this area is being underused so it's great to provide (affordable)

options.

-Most residents do not want Towers by 22nd Street that actually live in Connaught Heights and want to stay in our

district. In addition, the area designated for Infill Townhouse above 8th Ave was seen as much to aggressive of

expansion. A complete redo on the Community Plan for Connaught Heights is needed.

-More mixed use high-rise could work around this area.  It's hard to say how many condo towers this area will allow,

but allowing higher density here is a good idea.

-Previously explained at the beginning of the survey.

-Too conjested.  You can't get down 20th St now most times of the day and rush hour, starting around 3 p.m. is a

nightmare.  Has anyone from planning even observed this?  Where is all this traffic going to go...rat racing through

our west end neighbourhood.....right?

-The whole area should be even higher density.

-This map is awful to look at.

-I am not well

Informed in this area although I am concerned about security around that station.

-I would like to see more mixed use high rise around the station.

-I would like to see the area expanded to allow for a more gradual transition between the traditional segregated

housing and the new high density uses. I would also allow for more home based and small owner operated

commercial enterprises within the residential detached and semi-detached zones

-NO high rises please!!!  The population will explode!  The traffic is already a problem and will become a nightmare!

-The idea of having high rises close to the Sky Train honours the idea of giving its inhabitants the option of using

public transportation instead of another vehicle, which is great for first-time condo buyers trying to save money.

Investing in a condo close to the Sky Train, and not investing in a new car, creates disposable income that could go

to pay mortgage obligations.

-All of the area south of 7th Ave should be designated for high-rise/mixed use. Allow the market to determine if

residential only, mixed-use, or commercial only buildings would be viable.

-I don't live in that area of New West so I don't want to say.

-There needs to be a better plan for moving people around, that area is a headache

-The area above 8th avenue is a quiet residential neighbourhood and I would like to see it stay that way.  I did voice

my concerns along with many of my neighbours and it appears as if this no one at city hall listened to us.  I agree

that some increased density is needed but it should stay below 8th avenue.

Attachment 6: Online Survey Feedback Page #14



-Both sides of 20th St. should be commercial mixed with low to mid rise residential.

-No highrises.

Just low rise buildings

-Too much high rise

-Less high rises in the area. Instead have more low rises.

-Less high rises and more low rises instead.

-I support densification around Skytrain Stations.  But also the vehicle traffic on 20th needs to be addressed.

-I don't live in that area and don't have an opinion. I do know that areas around rapid transit are more desirable and

can be higher density.

-Building livable communities that are tied to nearby skytrain stations, will give people other transit options than

driving a car, just as long as the transit takes ppl where they need to go.  I also see i higher congestion and wait

times for drivers taking the Queensborough bridge, with the increased population.

-No high rises in a residential area. no high rises along 7th avenue. If high rises are required, they should all be off

of 6th avenue.

-This area can become a desirable dense neighbourhood if thoughtfully developed with well designed buildings that

take advantage of the location.

-You do not have"No Tower no improvment"  showing SO you are really not giving a choice

-See comment 2 on previous page.

-Multiple use buildings might be an option but not residential high rises. This will just clog up traffic in the area and

will not address the problem of no foot traffic if  it is just residential. Up to 7 storey buildings with businesses at

ground level would be acceptable.

-More mud rises up to 8th ave

-Mixed use-high rise needs to include full sized grocery stores and other shops and services needed by increased

population density. A plan for green space and schools should also be in place BEFORE construction and rezoning

begins because you cannot easily get land back. The city should require these things to be built before the

community is more than 50% built out to service those already living there and to encourage others to meove there.

The city should also have in place traffic management and access plans before development begins.

-This is an ideal location for higher density. It's happening all over the lower mainland. The traffic congestion for

residents in the area must be addressed as well , please don't be shortsighted please consider our new west

residence and there battle with traffic congestion in our city. I work at a local school on London st and traffic is a

nightmare along 20th st

-Our opinions in Connaught Heights are not being considered.  Why when West End residents complained about

townhouse designations on Twentieth Street they get it taken off the plan.  But Connaught contributes its opposition

to the plan and the development area gets bigger??

The plans are in CONNAUGHT HEIGHTS around 22nd Skytrain but you never mention our neighbourhood by

name, leaving our name out of the equation leaves us out. 

There is consent change with only one direction staying the same, the towers.  There is a severe lack of plans and

poor leadership on the vision of the neighbourhood.

If you're designating this area as comprehensive development with future considerations, include the area in the

west end that will be changing too.

If you have empty land, fill it first.  Use the power line land to develop.

Save street scapes, seventh ave has a very unique look!
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What about those beautiful old homes underneath the track including the first house built in the area and anoth old

gem

-As long as the local community is in favour of it. This is an issue that will affect the people who live in that

neighbourhood so their voice should be heard.

-Not sure. I would like to see how high you are allowing hi rises.

-Allow for more transition housing (townhouses and rowhomes) further north of the outlined boundary.  You need to

include more streets north of Dublin with the option of transition housing.

-Skytrain hubs should see increased residential density.  Good ideas west of 20th street but what about the east

side of 20th.  The density change is too dramatic from one side to the other on 20th st.
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Do you support the Vision, Goals and Policies?

Number of respondents : 164

Please explain:

Choice Total %

Yes, just a final polish is needed. 86 52.44

Almost, I would like to see a few small changes. 48 29.27

No, I would like to see major changes. 24 14.63

-Too many high rises and too many multi-family housing without attached green spaces. Our parks and community 
centres are overloaded already...where is the infrastructure to deal with the increase in population and how will the

city deal with the increase in traffic...where are the schools?...the area around the 22nd Street station is a nightmare 
already

Truck routes along Stewardson Way heading to Surrey and Richmond choke the road networks especially the

entrance to get on Queensborough bridge where three entrances fill on to a single lane (ridiculous!)  namely 20th st,

6th Ave, Stewardson Way.  Would like to see dedicated route for goods transportation for the efficiency and

lowering of pollution.

-The general feeling expressed by many residents is that the city has the cart before the horse in the 

projected Connaught Heights area.  Many feel that the city has had a pre-determined plan for development, 
regardless of so called open engagement and surveys.  We are not a four door community.  We have only 
One and three- quarter access routes in and out of our neighborhood.  Which continue to be impeded by 
increased volume of traffic, safety issues and congestion of most all of our streets.

-I see nothing showing about Emergency Support Service. Where are the additional Community Centers for Group 
lodging,  Where are the people from Connaught  Heights and the new towers suppose to go if there's a major 
incident, . Moody Park Century House is too small for all these people etc

-the traffic will get worse if you don't address the traffic issues or have goals to solve them in your plan.

Pushing vehicles to the perimeter and using twentieh to do so (guessign thats the plan) may further segregate 
Connaugth Heights.

-more transition housing (townhouses and rowhomes) in teh 22nd Street station area north of the boundary
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Now thinking of the whole document, do you support the draft OCP?

Number of respondents : 162

Choice Total %

Yes, just a final polish is needed. 69 42.59

Almost, but I would like to see a few small changes. 64 39.51

No, I would like to see major changes. 27 16.67

-Far too many high rises in and near the 22nd Street station... How is the need for ammenities for this expected 
increase in population being addressed?

-No enough thought given in Traffic infrastructure for 20 Avenue and Queensboro bridge access
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Does the draft OCP meet the objective of accommodating growth?

Number of respondents : 154

Accommodate expected growth.

Number of respondents : 154

Choice Total %

Needs more! 47 30.52

Almost, but needs a bit more 33 21.43

Yes, it achieves this! 44 28.57

Needs less! 19 12.34

Don't know 7 4.55

No opinion 4 2.60

That being said, yes we need to accomodate people into mixed use, pedestrian-friendly and transit-oriented 
neighbourhoods. I also think we should be pushing for most of the city to be this kind of neighbourhood!

-Densification of high rises around sky train stations is an approach that seems popular and the plan reflects this 
approach.  Another way would be to develop lower density throughout the city and improve transit services.  It 
appears New Westminster has already gone down the path of high rises which will accommodate most of the city's

 -Accommodating growth at the expense of its citizens is a terrible trade-off. The OCP Plan would destroy 
Connaught Heights other than the people that want to "cash out" and leave the neighbourhood. I think other areas of 
New West feel the same.

-The area around 22nd street should be expanded even more to accommodate even more people in the future.

Attachment 6: Online Survey Feedback Page #19



Have you participated in the OUR CITY 2041 process?

How have you provided feedback on the OCP and draft Future Land Use Map during the consultation

process? Select all that apply:

Number of respondents : 159

Please describe:

-Direct email contact with Mayor, Council and Transportation pointing out how they have ruined our street and have

no intelligent plan to preserve livability on Keary Street

-Attended that Open Houses in Feb 2017.

Choice Total %

Attended the Love OUR CITY workshop (People used poker chips to show us where

different housing forms should be located.) - February 2015

50 31.45

Attended the Community Conversation on Housing Workshop (Round table

discussions about three different land use scenarios.) - November 2015/January 2016

73 45.91

Completed the Community Conversation of Housing online survey (Evaluation of

three land use scenarios and a pin drop exercise to create a new land use map.) -

December 2015/ February 2016

79 49.69

Attended the Your Future Neighbourhood Workshop (Round table discussions on first

draft of the map.) - November 2016

77 48.43

Completed the draft Future Land Use Map online survey (Evaluation of the first draft

of the land use map.) - September/October 2016

76 47.80

Directly to staff (e.g. in person, by email) 60 37.74

This is my first time providing feedback! 29 18.24

Other 3 1.89

-Council delegation
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Email Feedback and Petition 
  



EMAIL FEEDBACK RECEIVED 

Email Received February 21, 2017, 3:24pm 

Subject: conaught   revised land use. 

It has been proposed to Council in a draft of the OCP (Official Community Plan)  that up to 8 
Towers can be build around 22nd Skytrain station. 

That is 3,647 Units!  And approximately 11,000 new residents! Currently Connaught sits at 600 
Units, mostly single family dwellings. That is six times more units in this area!   

How will this impact the area? 

• Too much growth for such a small area
• Impacts traffic situation even more
• Views taken away
• Increase in crime
• Increase in pollution
• No parking
• Not enough facilities /amenities to accommodate such an increase

There has been no mention on how the city will cope with the increased traffic flow getting into 
and out of an already congested area that as we know is a nightmare, and has had no insight on 
how to fix it to date.   

There is not enough facilities and amenities to deal with that population increase. 

The Connaught School cannot manage that increase unless it too gets upgraded, which is not in 
the plans. 

This is always about money, not about community and the effects.  We love Connaught as it is! 
It has been a wonderful place to raise kids, it is a safe area, with some old original residents in 
the area – we like it the way it is!!! 
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Email Received February 24, 2017, 5:19pm 

Subject: 22nd Skytrain Station Development 

Dear Committee, 

My wife and I really appreciate all the work that you have done to develop the area and its 
surroundings.  We are very pleased by the draft showing designated areas for future growth. It 
would be nice if our block (2100 Hamilton is also designated as a residential high-rise). We see 
that future land used and transit usage are very important to a city. The more we can 
accommodate more population into a smaller area of land used is the better.  Because it will help 
people to use less automobiles on our roads. It will take care of services to the people 
better.  Economically, culturally,  socially, and environmentally, it makes so much sense.  

Again, thank you so much!!! 

Email Received February 25, 2017, 7:47pm 

Subject: 22nd Street Station Connaught Heights Development Planl 

Hello. 

I attended a Connaught Heights residents association meeting at the end of last year where they 
presented information on the plant to develop the area around 22nd Street Skytrain station by 
building our tower blocks. Many people, myself included, expressed concern that we would lose 
the openness and the view of the river. 

Now I have received an e-mail from the residents association which mentions not four but eight 
proposed tower blocks. 
I am out of town until the end of March so am unable to attend the consultation meetings, but 
feel compelled to express my opinion on this. 

I realise the benefits of increased density and. like many residents in the area, would strongly 
support low rise development, perhaps with one or two towers. But if the proposal is seriously 
suggesting eight towers, I think this is madness which will lead to horrendous traffic problems, 
untenable congestion and a host of other issues. 

I strongly urge  council to have another look at this plan and take the views of the local residents 
into account. 

Best regards, 
Connaught Heights resident 
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Email Received February 27, 2017, 7:59am 

Subject: No towers connaught 

Hi,i m resident of connaught height  
We dont want tower near 22nd station 
Area or eight story buildings  
1. there is enough wide street for traffic ?
2 parking ? 
3 its smaller area  
4 schools ? 
5 noise pollution is enough on 20th street 

Email Received February 27, 2017, 1:27pm 

Subject: The Official Community Plan currently shows up to 8 towers around the 22nd Skytrain 
station. 

The Official Community Plan currently shows up to 8 towers around the 22nd Skytrain station. 
Do the planners live near 22nd street let alone drive 8th across 20.  Do they not see the backed 
up traffic going down and along Marine across the bridge. I see what they are doing around 
Metrotown and Brentwood Mall. As someone involved with driving buses and vans for Salvation 
Army in the Burnaby, New Westminster area. The traffic is crazy. All these New Towers and 
people moving. They do not have the infrastructure to handle that many people. 

What about the towers on 22nd. We already have people from other cities parking in front of 
residents and apartments that live Surrey and area. If towers or building are built they should 
have parking in the building ie underground parking.  

If crap hit the fan. We don't have enough community centers for Emergency services. ie group 
lodging etc. 

Not on the street. If the resident does not want to pay then they must pay for parking on the 
street. I don't get the city fathers for allowing parking on the street overnight. 

 Where I use to live in Ontario. You had to park your car in your own driveway. No big trucks ( 
5 tons etc) parked on the street. This allows emergency vehicles to traffic with fear of crashing 
into trucks and cars parked on the street. 

Just my 00.02 worth 

Later 
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Email Received March 20, 2017, 5:40pm 

Subject: OCP draft around 22nd street station 

Hi there:  I just wanted to followup and say after attending the Connaught Heights Residence 
Associations meeting last Wed and listening to my neighbours voicing their concerns about 
towers in the area of 22nd Street Station, I want you to know that I am still in favour of the plan 
to increase density near the station with the placement of highrise towers.   I have lived in this 
area for 34 years, have benefited greatly by the quick access to the skytrain and bus systems as 
have all members of my family attending school, universities, and jobs.  The CHRA does have 
valid concerns about the issues of transportation, affordable housing options, and I hope the 
planning department will continue to work collaboratively with this association as this transition 
goes forward.  I hope many others will benefit from this wonderful location in the center of the 
lower mainland as my family and I have over the years. 

Sincerely 

Attachment 7: Email Feedback Page #4



Attachment 7: Email Feedback Page #5

Re: Connaught Heights' OCP concerns 

Mayor and Council, 
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In January you received a letter with concerns ｲ･ｧ｡ｲｾｦＸＡｾｲｾ･Ｌｳｾ＠ development of towers in 

Connaught Heights. We have yet to receive any ｾｓＧｐｑｉｽｳ･Ｌ ＸＱｨ ｾ ｹ｢･＠ l never asked any direct 

questions, however for a city that wants to engage with its residents why haven't we heard from any of 

you. Why not, have you heard our views? They are in contrast with your upcoming plans. What are 

your thoughts towards our perspective? Your views are important to us, mostly because you will be 

dictating large scale changes to our community. Potentially expropriating retirees, families with school 

aged kids, families just starting out and the folks that invested in upgrading their homes to live a better 

life here in Connaught Heights. 

Are you listening to the residents of Connaught Heights? In your November 21, 2016 Regular Meeting of 

Council Agenda you were presented with finding that stated " ... .feedback received from the community 

was split between two of the three options presented11
• I would like to refute these findings for in that 

study only 36 people, of the 338 people online, were from Connaught Heights and it isn't clear what 

their actual opinion was in this survey. Also the choices bound the participants to pick from high 

density, higher density or even higher density. Currently we have about five times more signatures that 

oppose the towers all together. It would appear that our voices are not being represented to the city 

council and the mayor or they are being ignored. Are the views of Connaught Heights' residents be ing 

ignored? 

Are you listening to me 7 I am the only Conn aught Heights resident that is a part of the OCP advisory 

committee. I was asked to join the committee by Councilor Puchmayr because representation from 

Con naught was needed. I spent many days working with city planners, we had many open houses, 

special engagements and even a bus tour to the North Shore. I willingly and happily sacrificed (and still 

do) weekends, evenings and took time off work contributed my views and what I believe is the 

community's best interest. Never once did I support tower designation. We spent numerous hours 

sitting around tables moving poker chips and drawing out different situations that could accommodate 

growth without uprooting a community. The expectation for growth in the neighbourhood increased 

significantly from the beginning of the OCP consultations to now, what changed? 

What are the plans for traffic? None I presume. One of the biggest issues in Connaught Heights is traffic 

and access to the community. With virtually no easy way in or out via personal vehicle and the addition 

of numerous housing units the issues will only worsen. The OCP plans to direct traffic to the perimeter 

of the city, will this include restricting traffic on twentieth? Or does the city's plan to keep traffic to the 

perimeter consist of more commuters using twentieth? This will further segregate our community from 

our neighbouring community, amenities and facil ities that we do not have. There has been big 

problems with Twentieth Street for over a decade, even causing death. Although the problems have 

been addressed and many solutions have been brought forth, nothing has been done. Will this OCP 

further isolate the Connaught Heights' driver creating more traffic nightmares? 

Outsiders say that we have a Skytrain station and that all others have towers. False, many stations are 

without towers. Realtors say you can't make more land. False, we have several very large empty lots. 

The lots have power lines, however there are solutions for that. Residents want amenities and facilities, 

the Skytrian itself has hig'h traffic that-could support such enterprises. It's not "completely 
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incompatible" to have houses next to a Skytrain, It's been happening for all this time. Connaught 

Heights is a very unique place. 

The boundaries of this development have been continuously changing. It first existed in a smaller 

perimeter around the station. It grew to include many more blocks of homes including some from the 

West End. I recall seeing signs that opposed townhouse designation on that side of twentieth. Maybe 

they got their wish. In a more recent draft the houses in the West End were "saved" from the 

development zone. Now plans show a high-rise tower across the street from single family houses. 

There seems to be a force to have high density. The Mayor? Council? Developers? The few residents 

or land lords that ｷｾｭｴ＠ a high cash out for their property? Residents pointing their fingers at us from 

other communities? I have heard it all from my neighbours. What or who is pushing for such high 

density? And why does it take precedence over the people that live in Connaught? People that set 

there life up here, some who grew up here and now they live here with the next generation of their 

family. 

Towers are not an attractive addition to the residents that wish to stay in Connaught Heights, their 

home. Let's accommodate the residents and those with land assemblies. Give home owners and 

tenants their piece of mind. Offer developers options that will work with current and historic 

streetscapes. Add units to the neighbourhood} but don't take away from what Con naught Heights has. 

Can we work together? 

The residents of Con naught Heights and I appreciate your considerations and response to these matter, 

Mike Bohn 

CHRA President 

Member: OCP Advisory Committee 

Cc: CHRA email list 

OtherRA 
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WE OPPOSE TOWERS AROUND 22N° ST STATION 

ＧＺ ｓｵｔｾｵｉＧｙＺ＠ . We feel there was a lack of consultation In our nelghbo.urhood regarding this future large scale change to Connaught . ' Heights and that there are better options for land use and growth In Con naught Heights1 Including the area around 22na : 

.. '· 
Street Skytrain station . 
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Option I: Photo Mock-Ups 



OPTION I: Current Land Use Designations 
View#1: Southeast from the intersection of Twentieth Street and Eighth Ave 
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OPTION I: Current Land Use Designations 
View#2: Southeast from the intersection of Twenty-first Street and London Street 
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OPTION I: Current Land Use Designations 
View#3: East from the intersection of Twenty-second Street and Seventh Avenue 
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OPTION I: Current Land Use Designations 
View#4: Southwest from the intersection of Eighteenth Street and Hamilton Street. 
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OPTION I: Current Land Use Designations 
Map of image locations 
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Option II: Photo Mock-Ups 
 

 



OPTION II: Reduce High Rise Designation  
View#1: Southeast from the intersection of Twentieth Street and Eighth Ave 
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OPTION II: Reduce High Rise Designation  
View#2: Southeast from the intersection of Twenty-first Street and London Street 
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OPTION II: Reduce High Rise Designation  
View#3: East from the intersection of Twenty-second Street and Seventh Avenue 
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OPTION II: Reduce High Rise Designation  
View#4: Southwest from the intersection of Eighteenth Street and Hamilton Street. 
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OPTION II: Reduce High Rise Designation  
Map of photo locations 
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