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EXECUTIVE SUMMARY
In December 2017, the UBC Board of Governors adopted the Terms of Reference including the
guiding principles and planning parameters for the development of the Stadium Road Neighbourhood
Plan. This report provides an overview of planning work since December, which include an
interdisciplinary design charrette, drafting of Plan Scenarios, and the Phase 2 consultation process
underway.
The Plan Scenarios (see Attachments A, B, and C) respond to key themes that have emerged from the
planning process, to date. These themes include the need for affordable housing options for UBC
faculty, students and staff, building a community of and for UBC, neighbourhood fit/compatibility,
enhanced connectivity and efficient transportation within and between neighbourhoods and campus
amenities, and the opportunity and challenge of integrating a stadium within a neighbourhood. They
illustrate different approaches for locating future residential, commercial, and community/academicrelated uses as well as a new Thunderbird Stadium and connections to surrounding neighbourhoods
and future opportunities on adjacent sites.
The technical and public assessment of the Plan Scenarios will inform the development of more
detailed Plan Options, planned for public consultation in Fall 2018.
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Stadium Road Neighbourhood Planning Process
DESCRIPTION The Stadium Road Neighbourhood Plan Area comprises approximately 22 acres/9
& RATIONALE hectares in the southern part of UBC’s campus. The Plan Area is bounded by East Mall,
Stadium Road and 16th Avenue and includes the current site of Thunderbird Stadium.
Pursuant to the Board of Governor’s approval of GamePlan: UBC’s Athletics and
Recreation Facilities 20-Year Strategy, the neighbourhood planning process will
identify the future location of a new stadium. In addition, the stadium will be financed
through development of net new land created by a more efficient stadium footprint.
The Board of Governors adopted the Terms of Reference for the Stadium Road
Neighbourhood Plan, including planning parameters and guiding principles, in
December 2017. In January 2018, the planning team (including Campus and
Community Planning staff and consultants) hosted a five-day interdisciplinary design
charrette1 to bring together subject matter experts, planners and urban designers,
members of the Planning Advisory Committee and students. The charrette enabled
the project team to identify key directions and to assemble three plan scenarios that
illustrate and test different locations for key elements of the future neighbourhood.
The Plan Scenarios were later refined and used as the basis of public consultation
(discussed below).
In addition to the Plan Scenarios, staff have been studying issues and opportunities
related to infrastructure and ecological services (employing a ‘whole systems’
approach), housing typologies and affordability, retail demand, and transportation
and mobility. This work has informed the Plan Scenarios and will inform the Plan
Options phase of the planning process.
Development Program
The basic development program used across the three plan scenarios includes 1.5
million square feet (140,000 square metres) of residential floor area plus 30,000
square feet (2,800 square metres) of local-serving commercial floor area and a new
5,000 seat Thunderbird Stadium. The residential development program reflects prior
Board policy to accommodate 993,000 square feet (92,253 square metres)2 of
residential floor area in the Stadium Road Neighbourhood plus development on the
‘net new’ area created from a reconfigured and rebuilt stadium and additional
development capacity to support an expanded non-market/rental housing program
(see below).
Plan Scenarios
The Plan Scenarios (Attachments A, B, and C) illustrate approaches for the planning
and design of key elements of the future neighbourhood, both as parts of a larger
whole and assembled into a complete option for the plan area. For ease of
comparison, a basic development program of approximately 1.5 million square feet
of residential floor area was used for the three scenarios. Key differentiators, or ‘big
moves’, for the three scenarios include:
1 A charrette is an intensive and collaborative workshop where the objective is to develop design solutions to a specified challenge
2 From the April 2011 Board of Governors report - Land Use Plan Next Steps: Neighbourhood Distribution
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1. East Mall. East Mall is an important north-south corridor for the campus and an
opportunity to improve pedestrian, bike and local transit travel options. By
linking commercial activities on University Boulevard with those in Wesbrook
Village with time it can develop into the active and safe north/south campus
corridor. The different approaches to East Mall, as reflected in the scenarios,
include:
a. An active ‘high street’ with commercial uses anchored by a new Stadium
b. A ‘urban street’ with higher-density residential planned along East Mall
c. An athletic precinct with the stadium field fronting East Mall and visually
connected with Thunderbird Park
2. Main Mall. Main Mall is the primary pedestrian corridor through the campus and
links many of UBC’s green spaces, academic precincts, and community
amenities. Where Main Mall arrives at Stadium Road Neighbourhood, there is
the potential to create a new centre of community activity with different
approaches, as reflected in the scenarios, that include:
a. A green ‘heart’ with a central park that opens up onto the stadium field
(which, in turn, creates an expansive visual open space)
b. A community plaza for community and athletic-related events and
activities. Main Mall is also a pivot between a reconfigured Stadium Road
(shifted to the south to enable double-sided development) with
commercial and community uses.
c. An urban room (larger plaza) surrounded by commercial and community
uses and supporting the stadium.
3. Stadium. A new Thunderbird Stadium is an important campus destination and
opportunity to support varsity athletic excellence and community well-being.
Different approaches, as reflected in the scenarios, for the location and
orientation of the Stadium include:
a. Anchoring an active East Mall with the stadium stands oriented west and
connected across East Mall with Thunderbird Park. The stadium field
connects at Main Mall to a central green space.
b. Maintaining its current location and orientation (with a smaller
footprint) and forming the east edge of Main Mall. The stadium field
remains adjacent to the berm and Botanical Garden with the stands
looking west.
c. Field is oriented toward Thunderbird Park and the stadium stands
anchor Main Mall with spectators looking east.
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4. Public Space. New public spaces in the future neighbourhood are opportunities
for social interaction, outdoor gathering and play, community life, and
supporting healthy natural systems. Different options for public space strategies,
as reflected in the scenarios, include:
a. A large central green space, located next to the stadium field and linked
to a large east-west link through the neighbourhood with views to the
west and over the Botanical Gardens;
b. A network of smaller spaces with a greater emphasis on streets and
sidewalks as public space;
c. A large plaza able to manage stadium-related crowds and host
community activities.
Key Directions and Opportunities
The three Plan Scenarios described above illustrate different possibilities that arise
from different placement of key elements. In addition, there are other considerations
not captured, or intentionally treated equally across, the Scenarios. These advance
the Board adopted Guiding Principles and include:
1. Affordability. Housing affordability is a serious challenge throughout the region
and is a key issue for faculty, staff and student recruitment and retention. The
UBC Housing Action Plan is the primary strategy for improving housing choice
and affordability for the UBC workforce and students. The Housing Action Plan
(HAP) commits to developing up to 30 percent of all new housing on campus as
rental, subject to market demand (Policy 3). HAP also says that up to 2/3 of this
rental housing (20 percent) will be restricted to faculty and staff at
approximately 25% below-market rate (Policy 4). The remaining 10 percent of
rental housing could be market or University Rental (limited to those who work
or study on campus).
Neighbourhood Plans provide an opportunity to explore the balance of rental
housing within the 10 percent other rental category. The Neighbourhood Plan
process allows a full consideration of multi-stakeholder community interests,
technical and land use planning considerations. The process can also identify if
neighbourhoods could exceed the HAP recruitment and retention targets.
The Stadium Neighbourhood Plan process is exploring where and how to best
deliver the current HAP 20 and 10 percent rental commitments. The process is
also exploring the potential to add additional rental housing beyond those
commitments that could serve a range of UBC users. This includes exploration of
the amount of University Rental housing available to students within that mix.
Neighbourhood planning includes extensive engagement with the UBC
community, including students.
The development program used for the Plan Scenarios (see above) includes 1.5
million square feet of residential floor area overall, which enables an increase of
non-market/rental housing from 300,000 to 600,000 square feet (from 30
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percent of the total to 40 percent). This additional housing could serve a range
of UBC users, including restricted faculty and staff housing, as well as University
Rental housing available to students.
One aspect of this opportunity is to understand how to reduce the costs of
housing construction while addressing long-term operational costs, livability,
and sustainability. In response, the project team has been studying the
relationship between building typology and affordability. Key lessons at this
stage include the value of simple and efficient building forms, common and
community amenities, efficient use of the public realm, strategically managing
parking, and the use of durable materials.
2. A Community For and Of UBC. The Plan Scenarios all seek to create a
“neighbourhood heart” that draws upon and invites in the energies and
capacities of the surrounding communities (Hawthorn, Thunderbird Park, the
UBC Botanical Gardens, UBC Farm, Wesbrook Village, Main Mall, etc). In
addition, early thinking on building types and shared amenities seek to support
and bring together diverse (generational, income, cultural) community
members. Lastly, to support community building, current and fall consultation
will be used to help to identify viable programming in addition to the stadium
program that will promote interaction (i.e. social and academic exchange) in
support of community building, social well-being and the university academic
mission.
3. Built Form. The Plan Scenarios are illustrated with a basic tower/midrise
combination that accommodates the proposed development program and is
consistent with existing building height policy and common contemporary
development practice. Other options that can also achieve the project objectives
include, but are not limited to, taller but fewer towers, wider but shorter towers,
and a variety of building heights including slab and/or terraced buildings.
The Stadium Road Neighbourhood Plan is an opportunity to explore taller
building heights than currently allowed in the Land Use Plan at transit-oriented
locations such as East Mall and West 16th Avenue. Taller buildings provide
several urban design benefits including slender buildings with more open space
at lower levels and greater sun access in remaining areas. However, additional
technical and design analysis will be required to ensure taller buildings do not
negatively impact solar access, neighbourhood character, wind performance,
and view maintenance. The project team is seeking input on whether Stadium
Road Neighbourhood is the right site to explore taller building heights.
4. Movement/Transportation. The project team includes consultants and UBC
staff focused on managing traffic impacts and encouraging sustainable
transportation choices. Given this neighbourhoods close proximity to the
academic core, a strong emphasis is placed on creating high quality pedestrian,
bike and transit connections with the campus core and bus exchange, thereby
reducing the dependence on vehicles. The internal street networks illustrated
in the scenarios ensure access and support sustainable transportation choices.
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East Mall, Stadium Road, West 16th Avenue connect the future neighbourhood
to the broader campus and regional transportation network. Potential future
options include narrowing East Mall to improve multi-model travel and
placemaking, improving walk and bike connections across West 16th Avenue, and
creating parking/loading access for the stadium from West 16th Avenue.
Improvements to West 16th Avenue, including potential narrowing the roadway
for improved functionality and safety, require coordination with the Provincial
Ministry of Transportation and Infrastructure.
5. Parking. Managing parking and servicing while also supporting affordability and
sustainability is a goal for Stadium Road Neighbourhood. Options to manage
parking demand include centralizing parking, shared and unbundled parking
strategies, and reduced parking standards, particularly for rental units.
6. Whole Systems. Concurrent with work on the plan scenarios, the project team
has been working on a whole systems approach to infrastructure and servicing
to align with the University’s sustainability strategy. This includes analysis to
leverage the ecological services of natural systems and sustainable approaches
to energy, stormwater, and biodiversity – including assessment of cost effective
(lowest cost to UBC) approaches to carbon neutrality. The whole systems work
is guided by an internal steering committee and is assisted by UBC Sustainability
and Engineering, Energy and Water Systems, Utilities, the Botanical Garden and
the UBC Sustainability Initiative.
7. Adjacent Sites. Adjacent to the Stadium Road Neighbourhood there are several
opportunities for future development including academic, student housing, and
residential uses. Although outside the neighbourhood planning area, the process
is considering future land use and design opportunities for adjacent sites and
roadways to leverage synergies and long-term benefits. For example, potential
housing opportunities (for faculty-staff and/or students) on the western and
southern edge of Thunderbird Park. Redevelopment of these sites could be
considered within a future review of the Land Use Plan to support rapid transit
and the broader goals of UBC as a complete community including retention and
recruitment of faculty and staff.
Next Steps
Following review of public input and technical analysis of the plan scenarios, the
project team will develop detailed Neighbourhood Plan options. Plan options will be
the focus of the next phase of public consultation in Fall 2018 leading to the
identification of a preferred Neighbourhood Plan. The preferred Plan will be
presented to the Board of Governors in late 2018/early 2019 in addition to a public
hearing on a Land Use Plan amendment. The Land Use Plan amendment will be
required to amend the Neighbourhood/Green Academic boundary to reflect a
reconfigured Thunderbird Stadium as well as any density or building height
amendments needed to meet plan objectives.
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BENEFITS The Stadium Road Neighbourhood Plan is an opportunity to advance the Land Use
Learning, Plan’s goal to evolve a special university community through innovation, renewal, and
Research,
a quest for excellence based on experimentation and demonstration. It is an
Financial,
Sustainability & opportunity to:
Reputational



use the UBC campus as a living laboratory for sustainability and innovation;



advance the provision of high-quality recreation and sports experiences on
campus and contributing to varsity athletic excellence and recreation through
improved facilities;



provide a diversity of housing options for faculty and staff as part of a highquality, compact and complete integrated university community; and



contribute to the UBC Endowment and support the University’s academic
mission.

RISKS The process to develop a Stadium Road Neighbourhood Plan and, as necessary,
amend UBC’s Land Use Plan, includes broad public consultation with the campus
community and stakeholders and will take approximately 12 months to complete. In
order to deliver housing to align with completion of the Wesbrook Place
neighbourhood (expected within the next five to seven years), planning for Stadium
Road Neighbourhood needs to proceed throughout 2018. A delay in planning could
result in delay of the provision of housing for future faculty, staff and students of UBC,
which could impact recruitment and affect timing of endowment revenue. This risk is
mitigated by a reasonable planning timeframe, a thorough and effective engagement
process, and by the continuing build-out of Wesbrook Place.

Financial,
Operational &
Reputational

The need for a new Thunderbird Stadium was identified through GamePlan: UBC’s
Athletics and Recreation Facilities 20-Year Strategy, to address aging infrastructure,
support high-performance sports and advance community wellbeing. As the stadium
siting is to be determined through the Neighbourhood Plan process, and a Land Use
Plan amendment will be required, delays arising in the planning process will impact
timing of the stadium replacement project.
Housing affordability has emerged as a key theme through the planning process.
There is overlap between the UBC Housing Action Plan and the Neighbourhood Plan
that will focus primarily on planning and design issues such as building locations,
types, forms of development and site efficiency as well as opportunities to go beyond
the Housing Action Plan targets. There is a risk that consultation on the
Neighbourhood Plan will create public confusion regarding respective scopes and
mandates. This risk is mitigated by close coordination between Campus and
Community Planning and Faculty and Staff Housing and Relocation Services as well as
representation from Faculty and Staff Housing and Relocation Services on the Stadium
Road Neighbourhood Plan Steering Committee.
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COSTS The Neighbourhood Plan will provide the detail required to estimate costs related to
the development of a future neighbourhood including buildings, infrastructure, and
supporting facilities and services. Cost projection, including upfront capital and
ongoing operational costs, will be undertaken as part of future implementation
phases. Detailed capital and operating costs of a rebuilt stadium will be presented as
part of the Board of Governors’ capital approval process.

Capital &
Lifecycle
Operating

FINANCIAL Consistent with past “cost of development” practices, in April 2017, the Board of
Funding Governors directed that the rebuilt stadium will be funded through incremental
Sources, Impact
revenue from new and improved development sites (above what is allowed in current
on Liquidity
plans) created by optimal siting through the Stadium Road Neighbourhood Plan.
The neighbourhood planning process will be delivered by UBC staff with consultant
support. The costs of planning will be supported by UBC Properties Trust as the master
developer, per typical practice at UBC and across the region. The planning process,
including staff and consultant resources, will be managed by Campus and Community
Planning under the guidance of an inter-departmental steering committee.
SCHEDULE The Terms of Reference details the proposed planning process for 2018. To date,
there has been extensive work consulting stakeholders and the public, establishing
and convening Steering and Advisory Committees, retaining a consultant team, and
researching precedents and baseline conditions needed to inform development of
plan options. The planning process is currently in Phase 2, including the development
of Plan Scenarios discussed above.

Implementation
Timeline

Major planning phases include:
Phase 1: Setting the Stage (4 months, Sept 2017 – Dec 2017)


Review relevant policy



Conduct initial engagement to inform scope leading up to Phase 1



Identify best practices in neighbourhood design and engagement



Develop area profile and background documents



Develop and engage community on draft principles



Finalize principles, key planning principles and planning process

Phase 2: Key Directions and Scenarios (8 months, Jan 2018 – Sept 2018) – WE ARE
HERE


Generate preliminary plan and policy scenarios, including the general
location for a new Thunderbird Stadium



Develop visual studies and diagrams



Conduct analysis (urban design, community impacts, economics,
transportation network)
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Evaluate preliminary plan and policy scenarios against principles and
indicators



Identify necessary Land Use Plan amendments or changes to other UBC
policies



Engage community in comprehensive input and review

Phase 3: Plan Option Development and Evaluation (4 months, Sept – Dec 2018)


Develop final draft policy and plan options



Engage community in comprehensive input and review



Further refine preferred Neighbourhood Plan and policy details based on
technical analysis and community input



Prepare the preferred Neighbourhood Plan for presentation to UBC’s Board
of Governors



Present the proposed Land Use Plan amendments to UBC’s Board of
Governors for referral to a public hearing

Phase 4: Final Plan (3 months, Jan 2019 – Mar 2019)


Present preferred Neighbourhood Plan for public review



Hold public hearing on Land Use Plan amendments



Present public hearing results to UBC’s Board of Governors



Submit the Land Use Plan proposed amendments to the provincial
government for approval

This update represents the midpoint in Phase 2 with the project remaining on track
with the schedule included in the Terms of Reference.
CONSULTATION The Neighbourhood Plan process will be led by Campus and Community Planning in
Relevant Units, consultation with UBC Properties Trust. To guide and advise the Project Team, the
Internal &
following governance is being arranged:
External
Constituencies



Steering Committee – this committee, with representation from Office of the
Provost, VP Students, Campus and Community Planning, UBC Properties Trust,
Infrastructure Development, Treasury, Faculty-Staff Housing and Relocation
Services, and others will provide strategic oversight on plan development, budget,
schedule, and alignment with project goals and objectives;



Planning Advisory Committee – this advisory committee composed of key UBC
stakeholders, Musqueam and resident representatives will provide insight and
advice on planning content and process;
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Technical Advisory Committee – this advisory committee composed of key UBC
stakeholders and representatives from external agencies and jurisdictions will
provide insight and advice on planning/technical issues and coordination; and



Working Group – this working group composed of internal (staff), technical
stakeholders and subject matter experts will provide insight and advice on design
and planning issues as well as acting as a conduit between the Project Team and
the members’ respective departments and agencies.

Pursuant to the Campus and Community Planning Engagement Principles, the Stadium
Road Neighbourhood Planning process is being supported by a broad and robust public
engagement strategy. This strategy is designed to include a variety of educational
information, input and dialogue opportunities, including online engagement, public
open houses, workshops, discussions with subject matter experts, and advisory
committees.
The primary objectives of the public engagement strategy are to ensure that the
public and stakeholders:
• Are aware of the process and opportunities to participate.
• Are aware of the scope of this project and potential outcomes.
• Actively participate in the process and provide input in each phase.
• Feel like their participation was meaningful and valued, and that the process was fair.

Public consultation to date has centered on a series of events, stakeholder meetings
and online initiatives to introduce the public to the planning process and key
parameters.
The second major phase of consultation, March 26 to April 15, is focused on the plan
scenarios and options on built form, mobility, and housing affordability. The
engagement strategy involves four key components including:
1. Road Shows. A presentation and dialogue facilitated by the planning team to
academic and neighbourhood groups. The ‘road show’ approach brings the
public consultation to where people are, including faculty, students, and
neighbourhood housing strata board meetings.
2. Open Houses. Two open houses, one March 27 at the I.K. Barber Learning Centre
and one April 4 at the Old Barn Community Centre are opportunities for the
public to review information boards, speak with Campus and Community
Planning staff, and provide feedback.
3. Ideas Workshop. A three-hour interdisciplinary design workshop allows the
public to collaborate with staff and consultants on how to move beyond the plan
scenarios.
4. Online. A refreshed website and social media updates enable the public to learn
more and provide feedback in a convenient and accessible manner.
A consultation summary with a detailed breakdown of events, input, and themes will
be published once the feedback has been reviewed and analyzed.
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Signed off by:
UBCPT Date of Review:
Aubrey Kelly, President & CEO
COMMENTS
Complete for all UBCPT agrees with and endorses the content of this report, including the Principles,
reports that Terms of Reference, schedule and consultation summary. The process to date has been
include a property
well-executed and we look forward to continued participation.
component

Previous Report Date December 6, 2017
Decision

That the Board of Governors:
Approve and adopt: Guiding Principles for Neighbourhood Planning and the
Stadium Road Neighbourhood Plan Terms of Reference.

Action / Follow Up Staff to continue the planning process consistent with the adopted Terms of

Reference.

Previous Report Date September 21, 2017
Information

That the Board of Governors:


Receive for information the Stadium Road Neighbourhood Planning
Process, including public engagement process, governance, approval
milestones and overall timeline.

Action / Follow Up Staff to continue scoping and stakeholder engagement work to support the

development of the Terms of Reference for Board consideration and adoption in
December 2017.

Previous Report Date
Decision

April 13, 2017
That the Board of Governors:


Approve planning for a Thunderbird Stadium Rebuild
a. Direct staff to return to the Board of Governors by fall 2017
with a scope for the Stadium Road Neighbourhood Plan
process;
b. Consistent with past “cost of development” practices, fund the
rebuilt stadium through incremental revenue from new and
better development sites (above what is allowed in current
plans) created by optimal siting through the Stadium Road
Neighbourhood Plan;
c. Any changes to land use as a result of the neighbourhood
planning be subject to Land Use Plan amendments by the
Minister of Municipal Affairs and Housing per the Municipalities
Enabling and Validating Act, Part 10 (2010); and
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d. Decisions on project design, budget, schedule and funding for
the rebuilt stadium be subject to the standard Board of
Governors major capital project approval process.
Action / Follow Up

Previous Report Date
Information

Action / Follow Up

Previous Report Date
Information

Direct staff to return to the Board of Governors by fall 2017 with a scope for the
Stadium Road Neighbourhood Planning Process.

April 5, 2011
That the Board of Governors approved the neighbourhood floorspace
distributions as presented in the report.
Staff incorporate the information on floorspace allocations into planning
processes for future neighbourhoods.

June 25, 2010
That the Board of Governors endorse:
a) The guiding principles
b) The public consultation process, and
c) The issues to be addressed
For developing amendments to the UBC Land Use Plan.

Action / Follow Up

Staff update the Board of Governors on Land Use Plan amendments guided by
the approved principles.
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ATTACHMENT A

ATTACHMENT B

ATTACHMENT C

