
 

April 13, 2015 Committee of the Whole Agenda Page 1 

Doc #671730   

 

 

 

 

COUNCIL IN COMMITTEE OF THE WHOLE 
 

Notice is hereby given of the following Committee of the Whole Meeting: 

April 13, 2015 at 3:00 p.m. 

Council Chamber, City Hall 

 

AGENDA 
For On-Table additions, see item 13 

Call to order. 

 

ADDITIONS / DELETIONS TO THE AGENDA 

 
MOTION to amend the Council in Committee of the Whole agenda.  

 

The Consent Agenda - Council members may adopt in one motion all recommendations 

appearing on the Consent Agenda or, prior to the vote, request an item be removed from 

the Consent Agenda for debate or discussion, voting in opposition to a recommendation, 

or declaring a conflict of interest with an item. 
 
MOTION to remove items from the Consent Agenda. 

 
MOTION to approve the recommendations for items remaining in the Consent 

Agenda. 

  

ADOPTION OF MINUTES 

 

1.  MOTION to adopt the minutes of the Committee of the Whole meeting held: 

 a. March 9, 2015 

 

PRESENTATIONS 

 

2.  No Items 

 
 

 

LIVE WEBCAST:  Please note Committee of the Whole Meetings, Regular Meetings, Public Hearings, 

Evening Meetings and some Special Meetings of City Council are being streamed and are accessible 

through the website at http://www.newwestcity.ca/ 

http://www.newwestcity.ca/
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UNFINISHED BUSINESS 

 

3. No Items  

 

REPORTS FOR ACTION 

 

4. No Items 

 

CONSENT AGENDA 

 

City Clerk 

 

5. Amendment to Council Procedure Bylaw 

 

Director of Development Services 

 

6. 228 Manitoba Street Official Community Plan Amendment Bylaw 7753, 2015 

and 101 Third Street and 228 Manitoba Street Heritage Revitalization 

Agreement Bylaw 7707, 2015 for First and Second Readings 

 

7. 709 Cumberland Street Heritage Revitalization Agreement Amendment 

Bylaw 7752, 2014 

 

8. Regulating the Siting, Screening, and Installation of Heat Pumps within 

Residential Areas 

 

9. Heritage Register Update April 2015 

 

10. Closing of Portion of Boyne Street Adjacent to 620 Salter Street 

 

Director of Finance and Information Technology 

 

11. Financial Plan, 2015-2019 

 

  

ITEMS REMOVED FROM THE CONSENT AGENDA 
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CORRESPONDENCE 

 

12. Correspondence for Action 

Motion to receive and refer the following correspondence to staff for 

consideration and response: 
 

a. United Steelworkers letter dated March 20, 2015 requesting that the City’s 
previously passed resolution regarding the Westray Act be forwarded to the 

Federation of Canadian Municipalities (City of New Westminster letters to 

the Attorney General and the Minister Responsible for Labour included as 

background)  
 

Correspondence for Information 

Motion to receive the following correspondence: 

 

b. City of Richmond letter dated March 24, 2015 regarding Discouraging Port 

Metro Vancouver From Expanding on Agricultural Lands 

 

c. Fraser Health letter received April 8, 2015 regarding The Community 

Health Atlas and introduction of the Medical Health Officer for your 

community 

 

NEW BUSINESS 

 

13. Anvil Centre Budget Overview (On-Table) 
 

ADJOURNMENT 
 

 

 
 



 

 

 

 

 

 

 
 

 

 

 

There is no Report with this Item. 
Please see Attachment(s). 

 



 
 

COUNCIL IN COMMITTEE OF THE WHOLE 
 

Monday, March 9, 2015 at 12:00 p.m. 
Council Chamber, City Hall 

 
MINUTES 

PRESENT: 
Mayor Jonathan Coté 
Councillor Bill Harper 
Councillor Patrick Johnstone 
Councillor Jaimie McEvoy 
Councillor Chuck Puchmayr 
Councillor Mary Trentadue 
Councillor Lorrie Williams 
 
STAFF: 
Ms. Lisa Spitale  - Chief Administrative Officer 
Ms. Jan Gibson   - City Clerk 
Mr. G. Dean Gibson  - Director of Parks, Culture and Recreation 
Mr. Gary Holowatiuk - Director of Finance & Information Technology 
Mr. Jim Lowrie   - Director of Engineering Services 
Ms. Bev Grieve   - Director of Development Services 
Ms. Jackie Teed   - Manager of Planning 
Mr. John Stark  - Senior Social Planner 
Ms. Jennifer Wilson  - Assistant Director of Parks, Culture and Recreation 
Ms. Stephanie Lam   - Council and Committee Clerk 
 
The meeting was called to order at 12:07 p.m. 

 
ADDITIONS / DELETIONS TO THE AGENDA 
 

MOVED and SECONDED 
THAT the agenda be amended by adding: 
 • New item 7 – LMLGA Resolution; and,  
 
THAT the agenda be approved as amended. 

CARRIED. 
All members of Council present voted in favour of the motion. 
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ADOPTION OF MINUTES 
 
1.  No Items 
 
PRESENTATIONS 
 
2.  No Items 
 
UNFINISHED BUSINESS 
 
3. No Items 
 
REPORTS FOR ACTION 
 
4. Family-Friendly Housing Policy, Bylaw and Design Guidelines, Director of 

Development Services 
 

John Stark, Senior Social Planner, summarized the report dated March 9, 2015 and 
provided a PowerPoint presentation regarding the Family-Friendly Housing 
Policy, Bylaw, and Design Guidelines. 
 
Throughout the presentation, comments were provided and the following points 
were noted: 
 • As it is a requirement for a bedroom door to be able to fully open, it was 

noted that the guidelines could be revised to suggest sliding doors as an 
optional type of bedroom doors; • It was suggested that strata fees for a three bedroom unit can be cost 
prohibited as fees are often established by the square footage of a unit; • It was noted that the guidelines encourage three bedroom units to be located 
on the lower levels of a development, suggesting that the cost of units often 
increase when located on higher floors; • The City’s consultant suggested that the guidelines for family friendly 
housing refrain from being prescriptive; • If Council endorses the proposed policy, it was noted that the guidelines 
could be implemented immediately; • Although concerns were raised that developers may only build to the 
minimum requirements outlined in the proposed policy, it was noted that 
the minimum proposed guidelines are a good starting point for the City in 
terms of family-friendly housing as there is currently no policy in place; 
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• It was suggested that the City consider developing a guideline to address 
the livability of the whole unit. 

 
Moving forward, staff advised that they would provide a report that addresses 
Council’s comments at the next Committee of the Whole meeting. Council 
suggested that the report also include statistics regarding two and three bedroom 
units which may be serving alternate purposes (eg: second bedrooms utilized as 
offices). 

 
MOVED and SECONDED 
THAT Council endorse the staff recommendations as contained in the report dated 
March 9, 2015; 
 
THAT Council consider Zoning Amendment Bylaw No. 7741, 2015 for first and 
second readings and forward the Bylaw to Public Hearing on April 27, 2015; 
 
THAT Council endorse the proposed family-friendly housing design guidelines. 

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

 
5. Guiding Principles for Canada Games Pool / Centennial Community Centre 

Project, Director of Parks, Culture and Recreation 
 
Dean Gibson, Director of Parks, Culture, and Recreation, and Jennifer Wilson, 
Assistant Director of Parks, Culture, and Recreation, introduced the report dated 
March 9, 2015 regarding the guiding principles for the Canada Games Pool and 
Community Centre project. 
 
Mr. Gibson and Ms. Wilson provided a PowerPoint presentation which presented 
options for moving forward with the Project. Members of Council expressed 
concerns regarding the proposed cost of the project, and reiterated the importance 
of exploring what type of amenities are available in the surrounding 
municipalities. 
 
Referring to pages two and three of the staff report, Ms. Wilson spoke to the 
sixteen guiding principles of the Project. Discussion ensued and Council provided 
the following comments: 
 • With respect to guideline 1.3 (Demonstrated Need), Council reiterated the 

importance of ensuring that the project reflects to values and needs of the 
Community in an equitable way; 
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• Through community consultation, the City will investigate further details 
regarding the existing patrons of the Canada Games Pool and Centennial 
Community Centre (the Facility);  • Staff spoke to the importance of understanding the purpose and role the 
Facility plays to its users, noting that any change to the existing facility 
could significantly impact the customers; • Council spoke to the importance of gathering statistical information from 
the Facility’s existing users in order to address what may be needed in a 
new or renewed facility; • With respect to guideline 1.5 (Innovation), Council suggested that staff 
consider including sustainable design in terms of innovative technology.  • It was suggested that the Facility could operate using renewable energy 
technology (eg: solar energy to heat the pool water); • It was suggested that an analysis outlining the pros and cons for including 
newer technology in the Facility’s operations be brought to Council during 
the design phase; • Council questioned if the existing location was the appropriate location for 
a proposed new facility. It was suggested that a brand new facility could 
better benefit from being located in a denser neighbourhood or an area 
closer to transit. 

 
Mr. Gibson advised that staff will report back with an update that addresses 
Council’s comments at a future Committee of the Whole meeting.  
 
Discussion continued and Council spoke to the importance of ensuring there is a 
project management strategy that addresses the life cycle cost for the facility with 
a view to financial sustainability.  
 
MOVED and SECONDED 
THAT the presentation and report dated March 9, 2015 be received; and, 
 
THAT the “Canada Games Pool/Centennial Community Centre Project Guiding 
Principles” be revised to include Council’s comments, and that the amended 
document be brought back to the next Council meeting. 

CARRIED. 
All members of Council present voted in favour of the motion. 
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CORRESPONDENCE 
 
6. Correspondence for Information 

Motion to receive the following correspondence: 
 
a. Vancouver Airport Authority letter dated February 26, 2015 regarding 

a request to appear before Council on May 11, 2015 
 
Members of Council spoke to the correspondence dated February 26, 2015 
and suggested that the Metro Vancouver representative to the Airport 
Authority be invited to provide a presentation at the May 11, 2015 Regular 
Council meeting.  

 
MOVED and SECONDED 
THAT the correspondence dated February 26, 2015 be received; and, 
 
THAT the Vancouver Airport Authority and the Metro Vancouver 
representative to the Airport Authority be invited to provide a presentation 
at the May 11, 2015 Regular Council meeting. 

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

 
NEW BUSINESS 
 
7. Notice of Motion: Submission to LMLGA regarding Housing First Funding – 

Councillor Puchmayr  
 
Councillor Puchmayr spoke the continual funding cuts to homeless outreach 
programs and expressed concerns regarding the requirements to qualify for 
“Housing First” Funding.  
 
Councillor Puchmayr served the following notice of motion: 
 
WHEREAS a significant portion of funding for the Federal “Housing First” 
program is shifting funding from existing community anti-poverty organizations; 
and, 
 
WHEREAS this shifting in resources has been identified as causing reductions in 
outreach services to people at risk of becoming homeless, including seniors and 
single parent families; 
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THEREFORE BE IT RESOLVED THAT the Federal and Provincial Governments 
provide Housing First funding as an enhancement to important community 
programs and not at the expense of those programs.  

 
ADJOURNMENT 
 
ON MOTION, the meeting was adjourned at 1:47pm. 
 
 
 
 
      
JONATHAN COTÉ  JAN GIBSON 
MAYOR  CITY CLERK 
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See Report under the Attachment(s) 
 

 













 

 

  

 

 

R E P O R T  
Development Services  

 

To: Mayor Coté and Members of Council 

Committee of the Whole Meeting 

Date: 4/13/2015 

    

From: Beverly Grieve 

Director of Development Services 

File: HER00031 

  Report #: 138/2015 

 

Subject: 

 

228 Manitoba Street Official Community Plan Amendment Bylaw 

7753, 2015 and 101 Third Street and 228 Manitoba Street Heritage 

Revitalization Agreement Bylaw 7707, 2015 for First and Second 

Readings 

 

 

 

RECOMMENDATION: 

 

 THAT Council refer Official Community Plan Amendment Bylaw No. 7753, 2015 

for consideration of First Reading; 

 
THAT Council consider Official Community Plan Amendment Bylaw No 7753, 

2015 in conjunction with the City’s Capital Expenditure Program as contained in 
the Five Year Financial Plan and the Region’s Solid Waste Management Plan and 

Liquid Waste Management Plan, and hereby deem the bylaw to be consistent with 

said program and plan in accordance with Section 882(3)(a) of the Local 

Government Act;  

 
THAT Council refer Official Community Plan Amendment Bylaw No. 7753, 2015 

for consideration of Second Reading and forward the Bylaw to Public Hearing on 

May 4, 2015. 
 
THAT Council refer Heritage Revitalization Agreement Bylaw 7707, 2015 to 

rezone 101 Third Street from Third Street Comprehensive Development District 

(P-CD-1) and 228 Manitoba Street from Multiple Dwelling District (Low 

Rise)(RM-2) to Third Street Comprehensive Development District (P-CD-

1)/Heritage Revitalization Agreement for consideration of First and Second 

Readings, and forward the Bylaws to Public Hearing on May 4, 2015. 
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PURPOSE 

 

This report requests Council consider First and Second Readings for the Official 

Community Plan amendment and for the Heritage Revitalization Agreement for the 

purpose of restoring the exterior and certain interior elements of the heritage building 
known as Robson Manor in exchange for allowing the development of a new school 

building on a consolidated site. This report brings the application forward for Council 

consideration, as it has completed the required steps in the review process for both the 

Official Community Plan amendment and the Heritage Revitalization Agreement.  

 

SUMMARY 

 

The Urban Academy Society has applied for an Official Community Plan amendment and 

a Heritage Revitalization Agreement for the properties at 101 Third Street and 228 

Manitoba Street.  They are requesting to amend the Official Community Plan in order to 

change the designation of 228 Manitoba Street to School (S). They are requesting a 

Heritage Revitalization Agreement in order to rezone the properties (which would be 

consolidated) to allow a new school building to be constructed in an L-shape around the 

legally protected Robson Manor. Council directed staff to work with the applicants on the 

heritage approach, tenant relocation, transportation and student play space.   
 

The Heritage Conservation Plan identifies that the proposal would include aspects of 

preservation, rehabilitation and restoration to Robson Manor. The work proposed in the 

Heritage Conservation Plan for Robson Manor and for the design for the proposed new 

building generally meets the principles of the “Standards and Guidelines”.  

 

The applicants have participated in community and committee consultation and have 

responded to concerns about the massing of the proposed new building along Manitoba 

Street by reducing the façade length, pulling the top floor back, increasing the setback, 

articulating to the façade and adding landscape features to some of the elevations.  

 

Urban Academy has provided a tenant relocation strategy and has also provided existing 

tenants with six months advanced, informal notice of their intention to redevelop the site.  

At the writing of this report, five tenants have found other accommodation, with three 

remaining in the building.  The applicants have also offered to contribute $25,000 to the 
City’s Affordable Housing Reserve.  The relocation strategy and the financial 
contribution generally meet the Secured Market Rental Housing Policy. 

 

The applicants were required to conduct a Transportation Impact Study to assess impacts 

of the proposal on the adjacent transportation system and neighbourhood, and to 

recommend appropriate mitigation measures to minimize the impacts.  Vehicle and 

bicycle off-street parking and loading either meet or would be relaxed through the HRA.  

Student drop-off and pick-up times, places and enforcement have been addressed by the 

applicants. The applicants also intend to initiate a school bus service for the students.  The 

Engineering Department is generally supportive of the Transportation Impact Study 

findings and recommendations, and of the proposed off-street parking. 
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The proposed play space does not meet the Ministry of Education standards but it is being 

increased by approximately 700 square metres over existing, with limited use of 

Tipperary Park. The proposed play space is generally in keeping with other local schools. 

 

A public hearing would be the next step in the application process should Council give 
the bylaws first and second readings. 

 

BACKGROUND 

 

Site Information 

 

Applicant/Owner: Urban Academy Society 

Architect:  Omicron Canada Inc. 

 

Address 101 Third Street 228 Manitoba Street 

 

Current Zoning Third Street Comprehensive 

Development District (P-CD-1) 

Multiple Dwelling District 

(Low Rise) (RM-2) 

 

Proposed Zoning Third Street Comprehensive 

Development District (P-CD-

1)/Heritage Revitalization 

Agreement 

Third Street Comprehensive 

Development District (P-

CD-1)/Heritage 

Revitalization Agreement 

 

Current OCP Land Use 

Designation 

School (S) Residential Medium and 

High Density (RM/RH) 

 

Proposed Land Use 

Designation 

School (S) School (S) 

Site Data Frontage: 183.40 ft (55.90 m) 

Depth: 148.48 ft (45.26 m) 

Area: 27,265 sq ft (2,533 sq m) 

Frontage: 66.01 ft (20.12 m) 

Depth: 131.79 ft (40.17 m) 

Area: 8,699 sq ft (808 sq m) 

 

Consolidated Property Frontage: 183.40 feet (55.90 metres) 
Depth: 214.48 feet (65.37metres) 

Area: 35,964 sq. feet (3,341 sq. metres) 

 

 

Previous Reports to Council on Current Application 

 

On June 23, 2014 an information report was taken to Council which outlined the current 

Official Community Plan (OCP) and Heritage Revitalization Agreement (HRA) 

applications and the anticipated development review process. The report outlined items 

which would need to be given consideration during the review process, including: 
heritage approach; new building design; tenant relocation; and transportation. Council 

passed the following motion: 
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THAT Council direct staff to proceed with the application process outlined in this 

report with consideration given to the preliminary issues identified to date.  

CARRIED. 

 
A report was taken to Council on January 12, 2015 which outlined the applicant’s 
proposed Tenant Relocation Strategy. Council made the following motion: 

 

THAT the Tenant Relocation Strategy for 101 Third Street (Urban Academy) be 

deferred until after the Public Hearing.  

CARRIED. 

 

Local Government Act Required Consultation for OCP Amendments 

 

Part 26, division 2 of the Local Government Act requires that Council consider whether 

consultation with specific organizations or authorities is required. On September 14, 2014 

Council passed the following resolution: 

 
THAT Council, in regard to the Official Community Plan amendment application for 228 

Manitoba Street: 

 

a) give consideration to the requirements of Sections 879 and 881 as  well as 

other relevant sections of the Local Government Act; 

b) direct staff to advise and consult with: 

i) The Board of Education of School District No. 40; 

ii) TransLink; and 

iii) Greater Vancouver Regional District (Metro Vancouver); 

c) not require consultation with: 

i) Councils of Neighbouring Municipalities; 

ii) First Nations; 

iii) Port Metro Vancouver; 

iv) Any greater boards or improvement districts other than as  noted 

herein; and 

v) Any provincial or federal agency other than as noted herein, 
 

as none are considered to be affected by this application. 

 

CARRIED. 

 

Existing Heritage Protection of Robson Manor (101 Third Street)  

 

After purchasing 101 Third Street in 2006, the Urban Academy Society applied to amend 

the Official Community Plan in order to change the designation from Residential Low 

Density (RL) to School (S) and also applied to rezone the property from Single Detached 

Dwelling District (RS-2) to Third Street Comprehensive Development District (P-CD-1). 

Council adopted the Official Community Plan (OCP) amendment and the rezoning 

bylaws on June 12, 2006.  
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As part of that application, the Urban Academy Society agreed in principle to the placing 

of a Heritage Designation Bylaw on the property. As this had not been achieved when the 

new OCP and heritage applications were made, staff identified this as a pre-requisite for 

moving forward.  Heritage Designation Bylaw 7708, 2014 was subsequently adopted on 

September 29, 2014. 
 

PROPOSAL 

 

Urban Academy is an independent school that was formed in 2001 and currently has a 

student population of 160 students (Junior Kindergarten to grade 12).  At present, the 

students are located on two different campuses in the city, JK to grade 5 at 101 Third 

Street and grades 6 – 12 in a leased facility at 601 Eighth Avenue.  The purpose of this 

application is to facilitate the development of a new building on the adjacent sites at 101 

Third Street and 228 Manitoba Street. This new building together with the existing 

Robson Manor building would accommodate, on one campus, up to 450 students and 41 

staff by 2022. The proposed architectural and landscape plans can be found in appendix 6 

of the HRA bylaw, which is attached as Appendix A. 

 

As the applicant, the Urban Academy Society (Urban Academy) proposes entering into 

an HRA in order to restore the exterior and retain certain interior elements of the heritage 
building, Robson Manor. The applicants also propose to incorporate the adjacent site at 

228 Manitoba and have therefore purchased that lot, which currently contains a two 

storey, eight-unit rental apartment building. This building is proposed to be demolished 

and a new school building would be built in an “L”-shape around the existing Robson 

Manor.  

 

The proposed new school building would be three storeys above grade and contain mostly 

classroom space, with one additional storey below grade to accommodate music rooms, 

drama theatres, a gymnasium and parking. The proposed new building would be 3,322.50 

sq. m. (35,763.09 sq. ft.) which would bring the density on the site to 1.27 FSR.  

 

The HRA application would require that the property at 228 Manitoba Street be 

consolidated with 101 Third Street. An OCP amendment is required for 228 Manitoba 

Street in order to change its designation from “Residential Medium and High Density” 
(RM/RH) to “School” (S).  The OCP amendment process has run concurrently with the 
HRA application. Official Community Plan Amendment Bylaw No. 7753, 2015 is 

attached in Appendix B. 

 

The statistics for the application, including both the proposed new building and the 

existing Robson Manor, are summarized below: 
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Address Existing Robson 

Manor 

Proposed New 

Urban Academy 

Building 

Total (Consolidated 

Property) 

Gross Floor Area:          962.44 sq m 

(10,359.61 sq ft) 

 

3,322.50 sq m 

(35,763.09 sq ft) 

 

4,284.94 sq m 

(46,122.71 sq ft) 

Floor Space Ratio:         0.28 FSR 

 

0.99 FSR 

 

1.27 FSR 

Building Height:            9.26 m (30.38 ft.) 

 

12.475 m (40.93 ft) 

 

- 

Total Site Coverage 

at Grade: 

7.7 % 

 

33.4% 41.1% 

Number of Storeys: 

(above ground)     

3 3 3 

Number of Storeys: 

(below ground) 

1 1 1 

Off-street Parking:         8 spaces 

 

24 spaces 24 spaces 

Long-term Bicycle 
Parking: 

n/a 25 spaces 25 spaces 

 

This proposal would be regulated by Heritage Revitalization Agreement Bylaw 7707, 

2015, which is attached in Appendix A .  

 

Summary of Project Revisions Resulting from Consultation 

 

The proposal has undergone several revisions as a result of community and committee 

consultation. These include: 

  Provision of school bus service for Urban Academy students effective next school 

year; 

 Offer of a contribution to the Affordable Housing Reserve fund in the amount of 
$25,000; 

 Reduction in building massing including: the reduced massing and increased 
articulation of  Manitoba Street façade and  pulling back of the top floor (see 

image below); 

 Increase setback of building edge along Manitoba Street;  Reduction of overall FSR from 1.49 FSR to 1.27 FSR, much of which has been 
removed from below grade; 

 Addition of landscape feature to some elevations; and   The repurposing of the historic driveway into a pedestrian-only walkway. 
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Image: Massing changes to proposed new building (clockwise from top left: Version 1, 

Spring 2014; Version 2, Summer 2014; Version 3, Fall 2014; Current Proposal)  

 

The applicant has provided a letter and visual diagrams outlining the responses to the 

community and committee consultation process which is attached as Appendix C. 
 

Heritage Revitalization Agreement and Relaxations to Existing Zoning 
 

The following table summarizes the proposed relaxations to the existing Third Street 

Comprehensive Development District (P-CD-1) zoning that would be made through the 

Heritage Revitalization Agreement (HRA). 

 

Regulation Requirement  

(P-CD-1) 

Requirement  

(RM-2) 

Proposed 

Use of Property 150 students Multiple Unit 

Residential 

450 students 

Floor Space Ratio 0.4 FSR 1.2 FSR / (1.8 FSR 

Bonus Density) 

1.27 FSR 

Site Coverage 

 

20% 40% 41.1% 

Building Height 3 storeys and 30 

feet (9.14 metres) 

4 storeys and 40 

feet (12.19 metres) 

3 storeys and 

40.93 feet (12.48 

metres) 

East Setback   25 feet (7.62 

metres) (rear) 

20.47 feet (6.24 

metres) (side) 

6.56 feet (2 

metres) 

North Setback 25 feet (7.62 

metres) (side) 

25 feet (7.62 

metres) (front) 

1.97 feet (0.6 

metres) 

South Setback 15 feet (4.57 

metres)  

25 feet (7.62 

metres) (rear) 

0 feet (0 metres)  
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Long Term 

Bicycle Spaces 

35 n/a 25 

Number of 

Loading Spaces 

2 0 1 

Loading Space 

Depth 

25 feet (7.62 

metres) 

n/a 17.38 feet (5.3 

metres)   

Off-Street 

Passenger 

Loading 

As determined by 

professional 

transportation 

engineer 

n/a none 

 

SITE CONTEXT 

 

The subject properties at 101 Third Street and 228 Manitoba Street are located in the 

Queen’s Park neighbourhood, between Royal Avenue and Queen’s Avenue.  Across the 
street, to the west is Tipperary Park; to the north of the sites are single family residential 

dwellings; to the east are low rise multi-residential apartments; and to the south is an 

eleven story mid-rise tower with 2.35 FSR. A site context map is attached in Appendix D.  

 

Existing Zoning, Use and Development Potential  

 

101 Third Street 

 

The site is presently zoned Third Street Comprehensive Development District (P-CD-1). 

This district permits the site to be used for a private school with not more than 150 

students and also allows child care and one housing unit for the accommodation of a 

caretaker.  

 

The zone permits a building with a maximum height of 30 feet and three storeys, 

maximum site coverage of twenty percent and a maximum floor space ratio 0.4. 

 

The existing Robson Manor building at 101 Third Street is protected by a heritage 

designation bylaw which requires that any changes to the building or lands be approved 

by the City. This gives Council the authority to prohibit demolition of the building and 
limits the development of the site to the existing building. Further, the existing zoning 

and Official Community Plan land use designation limit the use of the site to a private 

school or child care. To change the permitted uses on the site, Council would need to 

approve both an Official Community Plan amendment and a rezoning application. 

 

228 Manitoba Street 

 

228 Manitoba Street is currently zoned Multiple Dwelling Districts (Low Rise) (RM-2) 

which allows multiple unit residential uses within a four storey building. Maximum 

density in the RM-2 zone is 1.2 FSR at base density and 1.8 FSR at bonus density. Off-

street parking is required in accordance with the general parking requirements. 
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A redevelopment of this site in accordance with the existing zoning would not 

accommodate the same density and number of dwelling units as the existing building 

(eight). This is due to; 1) the need to provide the required amount of parking on a 

relatively small site - this site would not qualify for the parking reductions for secured 

market rental housing as it falls outside of the 400 metre distance to a Frequent Transit 
Network; and 2) the lack of a rear lane and the difficulty of accessing underground 

parking from Manitoba Street. 

 

The Official Community Plan Land Use designation (RM/RH Residential Medium / High 

Density) for this site envisions medium density (e.g. townhouses / low rises) to high 

density (e.g. high rises) residential development in the area surrounding Urban Academy. 

However as noted above, achieving maximum entitlements under existing zoning would 

be challenging and therefore potential higher density development under the land use 

designation would not be achievable for this site on its own. There is the possibility that 

through consolidation, 228 Manitoba Street could become part of a larger development 

site. Any development above existing entitlement (four storey multiple unit residential 

building) would require rezoning and Council approval.    

 

Proximity to Transit 

 
The subject sites are well served by transit as they are located within 400 metres of a 

Frequent Transit Network and the Columbia Street SkyTrain Station.  

 

Transit Facility Frequency Distance (m) 

SkyTrain Station 3 minutes 400 metres 

Frequent Transit Network 10 minutes 400 metres 

Transit Stop 30 – 60 minutes 175 metres 

 

POLICY CONTEXT 

 
Official Community Plan 

 

The OCP land use designation for the subject site is “Schools” (S) for 101 Third Street 
and “Residential Medium and High Density” (RM/RH) for 228 Manitoba Street. The 
designations are described in the Official Community Plan as follows: 

 

(S) Schools: this area will include public, private and post-secondary schools. 

 

(RM) Residential – Medium Density: this area will contain medium density multi-family 

residential uses such as row houses, stacked townhouses, and low rises. 

 

(RH) Residential – High Density: this area will contain high density multi-family 

residential uses including row houses, stacked townhouses, low rises and high rises. 
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Heritage Policy Context 

 

There is recognition in the community that there should be a variety of heritage incentive 

tools that assist and encourage property owners to conserve their heritage buildings, and 

that the most effective legislative tool to achieve this is often the Heritage Revitalization 
Agreement (HRA). In exchange for long-term legal protection and exterior restoration, 

certain zoning relaxations, including an increase in density, are seen as incentives that 

offer property owners a financially viable means for conservation. Provisions for the local 

government to negotiate a Heritage Revitalization Agreement are set out in Section 966 

of the Local Government Act.   

 

A heritage property which is the subject of an HRA is also protected with a Heritage 

Designation Bylaw. A Heritage Designation Bylaw is a form of land use regulation that 

places long-term protection on the land title of a property and which is the primary form 

of regulation that can prohibit demolition. Any changes to a protected heritage property 

must first receive approval from City Council (or its delegate) through a Heritage 

Alteration Permit.  Provisions for the local government to place Heritage Designation 

Bylaws on properties are set out in Sections 967, 968 and 969 of the Local Government 

Act.   

 
Council adopted the “Standards & Guidelines for the Conservation of Historic Places in 
Canada” (“Standards & Guidelines”) in 2008 as a basis for assessing heritage projects 

within the city. 

 

Affordable Housing Strategy 

 

The Affordable Housing Strategy (the Strategy) is the leading policy document to guide 

affordable housing initiatives in the City and was endorsed by Council in 2010, with the 

goals of preserving and enhancing the stock of safe, affordable, appropriate rental 

housing, and of improving the choice of housing for low and moderate income residents 

and households with unique needs. 

 

In support of the Strategy’s goals and objectives, two policies were identified: 1) a policy 

that supports the replacement of lost rental units in redevelopment situations, and/or a 
financial contribution directed to the Affordable Housing Reserve Fund.  Replacement 

units could be secured through a housing agreement satisfactory to the City of New 

Westminster; and 2) a policy with procedural guidelines that minimizes the impact of 

displacement on tenants that are forced to move out of their residences in the event of 

upgrades or renovations to their rental accommodation.  

 

Secured Market Rental Housing Policy 

 

The Secured Market Rental Housing Policy (the Policy) was endorsed by Council in 2013 

with the goal to retain, renew and enhance New Westminster’s stock of safe, affordable, 
appropriate rental housing.  
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The first goal in the Policy is the retention of the existing rental housing stock. In 

addition, the rezoning of properties that contain purpose-built rental housing to permit 

higher density development or an increase in building height through variances is 

generally not supportable, except for the achievement of strategic policy directions such 

as heritage conservation.  
 

In cases where demolition of purpose-built rental housing occurs, the impact on tenants 

needs to be considered and developers are expected to present a plan addressing tenant 

relocation and replacement housing options. The City may also consider the use of 

density transfer to preserve existing purpose-built stock. 

 

Residential Tenancy Act 

 

The Residential Tenancy Act (the Act) states that the landlord may end a tenancy if the 

landlord has all the necessary building permits to demolish the rental unit(s). The Act 

requires that a landlord undertaking demolition or major renovation: 

 

 Provide an amount to the tenant equal to one month’s rent to tenants;  Return security deposits to tenants; and  Provide a minimum of two months’ notice.  
 

DISCUSSION 

 

Early in the review process four major items were identified which needed to be 

addressed prior to the applications being brought forward to Council for consideration of 

bylaw readings. Through the community and committee consultation process, one 

additional item has been identified – student play space. These items will be discussed 

within this section: 

 

1) Heritage review;  

2) Building Massing/Density; 
3) Tenant relocation;   

4) Transportation; and  

5) Student Play Space. 

 

1)  Heritage Review 

 

Robson Manor, which is protected with a Heritage Designation Bylaw, was constructed 

in 1935 for James Goodfellow Robson, owner of Timberland Lumber Company and a 

leading industrialist of New Westminster.  Robson Manor is valued for its architectural 

style, which was unusual in Western Canada during the 1930s. It is also valued for the 

original interior details and material, the landscape features, and its age.  In addition, it is 

valued for its association with first owner James Goodfellow Robson, the Dominion 

Construction Company and architect Sydney Arnold Lake.  
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The Heritage Conservation Plan, which contains the Statement of Significance, can be 

found in Appendix 2 of the HRA bylaw which is attached in Appendix A, the key 

elements of which are summarized below. 
 

Proposed Heritage Conservation 
 

The Heritage Conservation Plan identifies that the proposal would include aspects of 

preservation, rehabilitation and restoration and that interventions to Robson Manor would 

be based on the “Standards and Guidelines”. According to the Heritage Conservation 
Plan, “the primary intent is to preserve as much of the historic exterior and interior fabric 

of Robson Manor as possible, while undertaking limited rehabilitation work to the house 

that will upgrade the services to increase its functionality for educational and 

administrative use. As part of the scope of work, character-defining elements will be 

preserved, while missing or deteriorated elements will be restored. The development 

scheme for this property … includes the retention and conservation of the historic 
structure in situ and the construction of a new infill building .” (Donald Luxton and 
Associates Inc, p. 14) 
 

This proposal includes heritage restoration and rehabilitation, as well as the protection of 

certain interior features of the historic Robson Manor, which would include:  

 

 Removal of the vinyl siding from original wooden soffits and overhang, and repair 
of the original tongue-and-groove panels underneath;  

 Repair of original trim and replacement of missing elements with matching 
material; 

 Repair of all original wood-frame windows; 

 Repair of all original doors;   Repair and repoint existing chimney;  Repair of concrete foundation;  Paint with original paint scheme; and  The restoration and re-assembly of the stone wall at the front edge of the property. 
 

The work proposed in the Heritage Conservation Plan for Robson Manor generally meets 

the principles of the “Standards and Guidelines”.  

 

Relationship of Proposed New Building to Heritage Building 

 

The Heritage Conservation Plan identifies that the proposed new building must follow the 

“Standards and Guidelines”. A key heritage conservation principle for a new building 
adjacent to a heritage building is that the new building must not mimic the heritage 

building. This means that the proposed new building would have a design that clearly 

shows it is distinct from, compatible yet distinguishable from and subordinate to Robson 

Manor.   
 

The proposed new building is a contemporary design that utilizes extensive glazing on the 

façades that are adjacent to Robson Manor. This is a design strategy that gives a visual 

separation between the two buildings which makes it both distinguishable and respectful. 
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The use of smooth, monochrome material, including the glazing, places the new building 

in a subordinate position to Robson Manor by acting as a backdrop to the more detailed 

historic building.  Although the new building is still larger than Robson Manor in 

massing, “subordination is not a question of size; a small, ill-conceived addition could 

adversely affect an historic place more than a large, well-designed addition.”  (Standard 
11, “Standards and Guidelines”, p. 34) 

 

The proposed new building also incorporates a reference to the historic stone wall that 

fronts the property, by including along the base of the west (front) elevation and for a 

portion of the north (Manitoba) elevation concrete work that suggests but does not mimic 

the stonework of the stone wall. This feature contributes to the compatibility of the design 

for Robson Manor. 

 

Historic Landscape Features 

 

The proposal identifies that the existing historic circular driveway will be retained but 

repurposed into a pedestrian-only walkway (with the possibility of emergency vehicle 

access). A proposed new walkway to link the existing area with the sidewalk along Third 

Street would result in the removal of a small portion of the historic stone wall. Staff 

believes that this is appropriate in order to attain a higher level of safety for pedestrian 
access to and from the site. 

 

There are currently three mature cedar and two mature cypress trees that line the west 

portion of the Manitoba Street property line. Given that they are located where the 

proposed parkade would be, the trees are scheduled for removal. An arborist report 

identifies that these trees do not have high value due to their multi stem and crowded 

form. New trees would be planted along the Manitoba Street property line, but further 

east along the street.   

 

2) Building Massing and Density 

 

Preliminary designs for the proposed new building indicated short setbacks and a massing 

that caused some concern regarding how it would impact adjacent properties and land 

uses. Some community members have identified concerns with the Manitoba Street 
elevation and the size of the proposed new building for the consolidated site. The 

resulting design changes have been detailed by the applicants, attached in Appendix C, 

and are summarized below. 

 

Manitoba Street Elevation 

 

The applicants amended the design of the proposed new building after the community 

open houses and the review by the New Westminster Design Panel and Advisory 

Planning Commission in order to respond to concerns about the massing of the Manitoba 

Street elevation, its relation to the street and to neighbouring properties. The top floor has 

been recessed, there is more articulation (including the recessing of portions of the 

elevation), and landscape screens have been added.  
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The setback on Manitoba Street was increased, with the understanding that to meet 

classroom and hallway sizes, the building was shifted south so that it now proposes to 

have a 0 foot/metre setback from the property to the south. This prompted design 

revisions for the south elevation, particularly in terms of the fenestration, which must be 

specially considered in order to comply with the Building Code. 
 

Density 

 

The floor space of the proposed new building had an FSR of 1.21, (1.49 FSR including 

Robson Manor).  After scaling back the top floor of the new building and removing 

classroom space from the below grade level, the FSR for the new building has been 

reduced to 0.99 FSR (1.27 FSR including Robson Manor). 

 

3) Tenant Relocation  
 

The Secured Market Rental Housing Policy identifies that Council may consider the loss 

of existing rental units if there is a different benefit, such as heritage conservation, that 

results from the proposal. Based on the heritage restoration and rehabilitation work 

proposed for Robson Manor, the proposal generally meets this principle.  The proposed 
tenant relocation also conforms to the requirements of the City Housing policies, as 

described below. 
 

Tenant Relocation Strategy 

 

In keeping with the City’s Secured Market Rental Housing Policy, the applicants would 

be required to prepare a tenant relocation strategy for the relocation of tenants at 228 

Manitoba Street. A letter from Urban Academy with the details of their proposed strategy 

is attached in Appendix E. The following is a summary of their strategy: 

 

 Two months free rent (one month in addition to one month required by the 
Residential Tenancy Act); 

 Assistance with alternate accommodation at 101 Royal Avenue;   Early return of security deposits;  Moving expense assistance; and  Supply of moving cartons. 

 
Urban Academy has already provided existing tenants with six months advanced, 

informal notice of their intention to redevelop the site. The previous owner of the rental 

building has made available to the existing tenants, newly-renovated and empty rental 

units in another building at the same rental rate as currently offered at the Manitoba Street 

building.  

 

At the writing of this report, five tenants have found other accommodation, with three 

remaining in the building. Most have relocated to the building on Royal Avenue. The 

applicants report that the remaining tenants have plans to relocate within the next few 

months. Urban Academy has indicated that they have provided the incentives from their 
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tenant relocation strategy to those tenants who have already relocated; with the exception 

of the second month of free rent for those who moved early.  

 

Affordable Housing Policy 

 
In keeping with the Affordable Housing Policy, the applicants have offered to make a 

contribution of $25,000 to the Affordable Housing Reserve Fund to offset the loss of the 

eight rental dwellings. 
 

4)  Transportation 
 

The applicants were required to conduct a Transportation Impact Study to assess impacts 

of the proposal on the adjacent transportation system and neighbourhood, and to 

recommend appropriate mitigation measures to minimize the impacts associated with the 

proposed development, each of which is summarized below. 

 

The Transportation Impact Study assessed the area at different times, in particular during 
morning and afternoon peak times. The Study includes anticipated parking demand, drop-

off and pickup, transportation demand management strategies and loading.  

 

Vehicle Parking 

 

The applicants have proposed 25 off-street parking spaces to accommodate 41 staff 

members by 2022. Under the current P-CD-1 zone, 41 spaces would be required as this 

zone was crafted when the City had higher parking requirements in effect than today. 

However, the requirements should be determined using the current requirements, under 

which 21 spaces would be required (0.5 per staff member) as the site is within 400 metres 

of a Frequent Transit Network.  The Engineering Department supports the amount of 

proposed off-street parking. 

 

The table below summarizes the difference between the Comprehensive Development 

District requirements, the current Zoning Bylaw requirements and the amount 
recommended by the Transportation Impact Study. 

 

 Regulation Requirement  Proposed 

Comprehensive Development 

District (P-CD-1) 

1 parking space 

per staff 

41 spaces   

(for 41 staff 

members) 

n/a 

 

Zoning Bylaw Parking 

Requirements 

0.5 parking space 

per staff (for 

properties within 

400 m of an FTN) 

21 spaces 

(for 41 staff 

members) 

25 spaces 

 

Transportation Impact Study  22 spaces 

(for 41 staff 

members) 

25 spaces 
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Student Drop-off and Pick-up 

 

a) Drop-off and Pick-up Locations 

 

The Zoning Bylaw requires that schools provide enough drop-off and pick-up facilities 
on-site to accommodate demand (as determined by a professional transportation 

engineer). Given the tight conditions of the subject site and the adjacent streets, the 

applicants have proposed that drop-off and pick-up occur off-site and have identified two 

primary locations – the Fourth Street parking area within Tipperary Park and the north 

side of Royal Avenue.  

 

The Fourth Street parking area within Tipperary Park is owned by the City and is used at 

different times by a variety of users (e.g. the Tennis Club, local worship groups, movie 

production companies and the Royal City Farmer’s Market). Additionally it has been 

identified as a ‘park and walk’ location for Qayqayt Elementary students. The park’s on-

going availability cannot be guaranteed for Urban Academy drop-off and pick-up; should 

the City use the parking area for other purposes in the future, drop-off and pick-up would 

need to be accommodated elsewhere. 

 

The south side of Queens Avenue (the Tipperary Park side) and Third Street have been 
identified as part of the Best Routes to School Program for Qayqayt Elementary School 

students and as such, the Transportation Impact Study has identified these streets only for 

Urban Academy’s overflow drop-off and pick-up.  

 

b) Drop-off and Pick-up Times 

 

Drop-off and pick-up times for Urban Academy would vary depending on several factors 

including the start and dismissal times of each grade, before and after school programs 

and activities. 

 

Class times vary for Urban Academy students as indicated below: 

 

Grade Class Start Class Dismissal 

Jr. Kindergarten 9:00 am 3:00 pm 

Kindergarten to Grade 5 8:45 am 3:15 pm 

Grade 6 to Grade 12 8:30 am 3:40 pm 

 

Based on the class times, drop-off would be staggered between 8:30 and 9:00am and 

pick-up would be staggered between 3:00 and 3:40pm. Much of the Urban Academy 

drop-off and pick-up activity would be off-set from the Qayqayt drop-off and pick-up. 

The class start time for Qayqayt is 8:50 am with dismissal being 2:48pm.  

 

c) Drop-off and Pick-up Capacity 

 
The peak drop-off period is anticipated to occur between 8:30 and 8:45am and is expected 

to require 48 spaces. The peak pick-up period is anticipated to occur between 3:30 and 
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3:45pm and is expected to require 62 spaces. The Transportation Impact Study indicates 

that the two primary drop-off and pick-up areas (Fourth Street Parking Lot and Royal 

Avenue) have approximately 63 parking spaces available combined, and as such would 

be able to accommodate the anticipated demand. 

 
d) Drop-off and Pick-up Enforcement 

 

Much of the on-street parking in the area is either unrestricted parking or is two hour 

parking (M-F 8am-6pm). Without a change in street parking signage, the City would not 

be able to enforce the drop-off and pick-up arrangement in the Transportation Impact 

Study. Further, adding more restrictive parking regulations could be problematic for other 

users of the on-street parking such as residents, people accessing Tipperary Park and the 

Tennis Club, shoppers using the farmer’s market and Qayqayt parents.  

 

The applicants have submitted a letter (included in Appendix C of the Transportation 

Impact Study) which outlines how they intend to enforce the proposed drop-off and pick-

up arrangement and which includes the following: 

 

Code of Conduct – the applicant will include the recommendations in the 

Transportation Impact Study in the school’s code of conduct. This code of conduct 
is signed every year by all families attending Urban Academy. 

 

Monitoring – the Head of School will directly monitor the drop-off and pick-up 

situation, randomly, at least twice a week.  

 

Enforcement – The Board of Directors and the Head of School have the ability to 

take steps should a family demonstrate they are unwilling to comply with the 

expectations or are not behaving in a manner that meets the obligations agreed to 

in the Transportation Impact Study. These steps may ultimately include dismissal 

of the student / family. 

 

Transportation Demand Management 

 

The Transportation Impact Study identifies possible Transportation Demand Management 
(TDM) options. The TDM options target both school staff and students and fall into 

several categories including: encourage walking; transit ridership; carpooling and cycling 

to school. 

 

Urban Academy has identified that they intend to provide a school bus service for their 

students. They intend to begin a pilot program in the 2015/16 school year for families  

travelling in an east-west direction. Based on discussions with school families, the school 

shuttle would first serve those living in East Vancouver and Burnaby. Year two of the 

pilot program would expand to those living in the Tri-Cities area. Increased enrollment 

would make this service more financially feasible and would have a significant positive 

impact on the number of drop-off and pick-up trips. Other schools in the Metro 

Vancouver area use a school shuttle system successfully. 
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The applicants have provided 25 long term bicycle parking spaces in the underground 

parking area. The Zoning Bylaw would require 35 spaces. Typically school staff uses the 

long term bicycle parking spaces and 25 spaces would satisfy their need. A reduction of 

the long term bicycle parking spaces would be included in the HRA. The applicants are 

providing the required short-term bicycle parking spaces, which tend to be used primarily 
by students. 

 

Loading 

 

The proposal includes one loading space located within the underground parking 

structure. The Zoning Bylaw requires that two loading spaces be provided for a building 

of this use and size.  

 

The proposed loading space within the building does not meet the minimum length as 

required by the Zoning Bylaw. The space is 17.38 feet (5.3 metres) in depth rather than 

the required 25 feet (7.62 metres). The space is large enough to accommodate vans and 

small trucks for loading and unloading and could be used for couriers, school materials 

(books, sports equipment, performance props, etc.). The reduction to the number of 

required loading spaces and the size of the loading space would be included in the HRA. 

 
The applicants have also proposed to use Manitoba Street as an off-site loading area. It is 

expected that this area would be used for garbage pickup (weekly / bi-weekly) and larger 

deliveries of cleaning and janitorial supplies (monthly or semi-monthly).   

 

The Engineering Department concurs with the location of the two proposed loading 

zones. 

 

4) Student Play space 
 

The applicants have proposed a variety of play space on the site for use of students. These 

areas include a new playground, third floor deck play area, grassed area on the front lawn, 

hard surface outdoor play area, and indoor gym space.  Overall the amount of play space 

on the site would increase from what is presently available, and is summarized in the 
table below. 
 

Student Play Space Existing Site Proposed Development 

Playground 332 square metres 207 square metres 

Heritage Lawn 336 square metres 263 square metres 

Courtyard 407 square metres 174 square metres 

Pedestrian Walkway - 205 square metres 

Hard Surface Play Area - 353 square metres 

Roof Deck - 171 square metres 

Gymnasium - 380 square metres 

Total 1,075 square metres 1,753 square metres 

Number of Students 150 students 450 students 

Total Space per Student 7.16 sq. metres per student 3.90 sq. metres per student 
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While the overall play space on the site is increasing, the amount of play space per 

student would be decreasing once the school has reached its capacity of 450 students. 

Urban Academy is proposing to alternate play times and have different grades use 

different play areas at different times, similar to how other schools in Metro Vancouver 

achieve adequate play time on constrained sites. 
 

The applicants would also continue to use Tipperary Park in a limited capacity. Presently 

Urban Academy uses the park occasionally for a short period (20 minutes) at lunch for 

junior grades and occasionally for an outdoor science or art class. The Parks, Culture and 

Recreation Department has indicated continuing this occasional use would be appropriate 

for a public park. 

 

Ministry of Education Standards 

 

The total amount of play space is limited by the size of the subject site. This is an issue 

that is fairly common to urban schools, both public and private. 

 

British Columbia Ministry of Education standards suggest a site size of between 2.5 and 

2.8 hectares (269,098 sq. ft. to 301,389 sq. ft.) would be appropriate for 450 students (all 

elementary age). The combined size of the subject sites is 35, 964 sq. ft. which is 
approximately 12 to 13% of the Ministry standards. These ministry standards were 

developed more than five decades ago and do not reflect the space constraints of many 

urban areas in the Province. The Ministry has generally supported school sites that were 

smaller in size than specified in the standards. 

 

Most of the public schools in New Westminster are unable to meet these standards. As a 

point of comparison, Qayqayt Elementary has approximately 300 students which would 

require a site size of approximately 1.8 hectares (193,750 sq. ft.) based on the standards. 

At present the Qayquayt school site is about 140,000 sq. ft. which is approximately 72% 

of the Ministry site size.  

 

Many of New Westminster’s schools, including Herbert Spencer, Quyquayt and the 

former John Robson Schools have agreements with the City to use adjacent public park 

spaces for school activities. The City and the School District have worked together on the 
design and placement of parks that are adjacent to schools with the intention that the 

schools use the parks during the day. 

 

 PROJECT REVIEW PROCESS 

 

The applications are progressing through the City’s development process. The following 
table identifies the steps taken to date and those remaining. The highlighted line indicates 

the subject of this report. 
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 Step Projected Completion 

 Preliminary Report to Council for consideration June 23, 2014 

 Neighbourhood Consultation – Open House #1 July 7, 2014 

 Community Heritage Commission  July 2, 2014 

 Advisory Planning Commission #1 July 15, 2014 

 New Westminster Design Panel meeting #1 August 26, 2014 

 Report to Council on OCP consultation September 15, 2014 

 New Westminster Design Panel meeting #2 October 28, 2014 

 Queen’s Park Residents’ Association presentation November 23, 2014 

 Neighbourhood Consultation – Open House #2 November 26, 2014 

 Heritage Designation Bylaw to Council for 

consideration of adoption 

November 28, 2014 

 Report to Council for consideration of tenant 

relocation strategy 

January 12, 2015 - tabled 

 Neighbourhood Consultation – Open House #3 January 14, 2015 

 Advisory Planning Commission meeting #2 March 3, 2015 

 Neighbourhood Consultation – Open House #4 March 31, 2015 

 OCP Amendment and Heritage Revitalization 

Agreement Bylaws to Council for consideration of 

First and Second Readings 

April 13, 2015 

 HRA and OCP amendment Bylaws to Public 

Hearing and consideration of Third Reading 

May 4, 2015 - proposed 

 Bylaw adoption, consolidation of properties and 

registration of documents on title 

Spring 2015 

 

 

Official Community Plan Consultation 

 

Staff provided an opportunity for input to the organizations identified by Council in the 

September 14, 2014 report as required by S. 879 of the Local Government Act. At this 

time no correspondence has been received regarding the proposed amendment. Memos 

confirming that the proposed amendment has been considered in conjunction with the 

City’s Capital Expenditure Program as contained in the Five Year Financial Plan and the 

Region’s Solid Waste Management Plan and Liquid Waste Management Plan are 
included with Official Community Plan Amendment Bylaw No. 7753, 2015 attached as 
Appendix B. 

 

Community and Committee Consultation 

 

The applications were reviewed and supported by the Community Heritage Commission 

and the New Westminster Design Panel. 
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The Advisory Planning Commission (APC) received the proposal for information at their 

July 15, 2014 meeting and made a recommendation at their March 3, 2015 meeting. The 

APC was not in support of the application. The Advisory Planning Commission report is 

attached in Appendix F. 

The applicants held four public open houses on: 
 

1. July 7, 2014 at Urban Academy; 

2. November 26, 2014 at Olivet Baptist Church (613 Queens Avenue);  

3. January 14, 2015 at Urban Academy; and 

4. March 31, 2015 at Urban Academy. 

 

The applicants also made a presentation to the Queens’ Park Residents’ Association 
(QPRA) on November 23, 2014.  The QPRA also conducted its own on-line poll asking 

neighbourhood residents if they supported the Urban Academy application.  Over 350 

residents responded; 32% were in favour, 65% were opposed and 3% were neutral. 

 

All of the open houses and the Residents’ Association meeting were well attended. Some 
of the key themes brought up during consultation included questions regarding traffic, 

drop-off and pick-up, parking, design of the new building, use of public park space and 

concerns regarding demolition of rental housing.  
 

SUSTAINABILITY 

 

The applicants have completed a sustainability report card and indicated the application 

increases sustainability through the provision of  ground source water to water 

geothermal heat pump system for heating and cooling to reduce long term energy use; a 

heat recovery system from mechanical ventilation; and a programmable HVAC and 

lighting control systems. 

 

ADOPTION REQUIREMENTS 

 

Prior to the Official Community Plan amendment bylaw and the Heritage Revitalization 

Agreement bylaw being brought forward for Council’s consideration of adoption, the 
following must be agreed to and/or completed: 

  Satisfaction of Engineering Off-Site Servicing Requirements;  

 Any other outstanding technical requirements;   Receipt of $25,000 contribution to the Affordable Housing Reserve as offered;  Any outstanding payments; and  Deposit of a Letter of Credit for the on-site landscaping. 
 

INTERDEPARTMENTAL LIAISON 

 

The Engineering Department, the Parks, Culture and Recreation Department, and the 

Electrical Operations have reviewed this proposal. The City Solicitor was consulted in the 

drafting of the Heritage and Official Community Plan Amendment Bylaws. 
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OPTIONS 

 

Council has the following options to consider: 

 

1) That Council refer Official Community Plan Amendment Bylaw No. 7753, 2015 
for consideration of First Reading; 

 

2) That Council consider Official Community Plan Amendment Bylaw No 7753, 

2015 in conjunction with the City’s Capital Expenditure Program as contained in 
the Five Year Financial Plan and the Region’s Solid Waste Management Plan and 
Liquid Waste Management Plan, and hereby deem the bylaw to be consistent with 

said program and plan in accordance with Section 882(3)(a) of the Local 

Government Act;  

 

3) That Council refer Official Community Plan Amendment Bylaw No. 7753, 2015 

for consideration of Second Reading and forward the Bylaw to Public Hearing on 

May 4, 2015. 

 

4) That Council refer Heritage Revitalization Agreement Bylaw 7707, 2015 to rezone 

101 Third Street from Third Street Comprehensive Development District (P-CD-1) 
and 228 Manitoba Street from Multiple Dwelling District (Low Rise)(RM-2) to 

Third Street Comprehensive Development District (P-CD-1)/Heritage 

Revitalization Agreement for consideration of First and Second Readings, and 

forward the Bylaws to Public Hearing on May 4, 2015. 

 

5) That Council direct staff not to proceed further with this application. 

 

6) That Council give staff other direction. 

 

Given that the application has completed the necessary steps in the development 

application review process, Staff recommends options 1, 2, 3 and 4 which would allow 

the application be forwarded to Public Hearing for Council consideration. 

 

CONCLUSION 

 
Urban Academy has participated in extensive community and committee consultation 

during the application process and has responded to concerns and suggestions raised 

during these events. 

 

Urban Academy has owned the historically significant Robson Manor since 2006. Their 

proposal would develop a new building on the expanded site in such a way that retains 

and respects Robson Manor while at the same time facilitating the expansion of the 

school to accommodate up to 450 students by 2022.  
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ATTACHMENTS: 

 

Appendix A: Heritage Revitalization Agreement Bylaw No. 7707, 2015 

Appendix B: Official Community Plan Amedment Bylaw No. 7753, 2015 
Appendix C: Letter from Applicant Regarding Project Revisions 

Appendix D: Site Context Map 

Appendix E: Tenant Relocation Strategy 

Appendix F: Advisory Planning Commission Report to Council 
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Appendix A 
Heritage Revitalization 

Agreement Amendment 

Bylaw No. 7707, 2015



CORPORATION OF THE CITY OF NEW WESTMINSTER 

HERITAGE REVITALIZATION AGREEMENT (101 THIRD STREET AND 228 MANITOBA STREET)  

BYLAW NO. 7707, 2015 

A Bylaw to enter into a Heritage Revitalization Agreement under  
Section 966 of the Local Government Act 

WHEREAS the City of New Westminster and the Owner of those properties located at 101 Third Street 
and 228 Manitoba Street wish  to enter  into a Heritage Revitalization Agreement  in  respect of  those 
properties; 

NOW THEREFORE, the Council of the City of New Westminster enacts as follows: 

Citation 

1. This  Bylaw  may  be  cited  as  “Heritage  Revitalization  Agreement  (101  Third  Street  and  228
Manitoba Street) Bylaw No. 7707, 2015”.

Heritage Revitalization Agreement 

2. The  City  of  New  Westminster  enters  into  a  Heritage  Revitalization  Agreement  with  the
registered Owner of  those properties  located  at  101  Third  Street  and  228 Manitoba  Street,
New Westminster, British Columbia, legally described as:

PID: 002‐239‐345, Lot 4 Except: East 66 Feet, Block 34 Plan 2620  

PID: 012‐962‐333, Easterly 66 Feet Lot 4 Block 34 Plan 2620 Having a Frontage of 66 Feet 
on Manitoba Street with a Uniform Width for the Full Depth and Adjoining Lot 5 

3. The Mayor  and Corporate Officer  are  authorized on behalf of  the City of New Westminster
Council  to  sign  and  seal  the  Heritage  Revitalization  Agreement  attached  to  this  bylaw  as
Schedule “A”.

READ A FIRST TIME this ___ day of ______________, 2015. 

READ A SECOND TIME this ___ day of _____________, 2015. 

PUBLIC HEARING held this ___ day of _____________, 2015. 

READ A THIRD TIME this ___ day of ________________, 2015. 

ADOPTED this ___ day of ______________, 2015. 

Mayor  Corporate Officer 
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SCHEDULE “A” 

HERITAGE REVITALIZATION AGREEMENT  
(101 THIRD STREET AND 228 MANITOBA STREET)  

THIS AGREEMENT dated for reference the 13th day of February, 2015 is 

BETWEEN: 

URBAN ACADEMY  (Inc. No. BC0043546), 101 3rd Street, New Westminster, 
British Columbia, V3L 2P9 

(the “Owner”) 

AND: 

CORPORATION OF  THE CITY OF NEW WESTMINSTER, City Hall, 511 Royal 
Avenue, New Westminster, B.C. V3L 1H9 

(the “City”) 

WHEREAS: 

A. The Owner is the registered owner in fee simple of the lands and all improvements located at 
101  Third  Street  and  228  Manitoba  Street,  New  Westminster,  British  Columbia,  legally 
described as: 

PID: 002‐239‐345, Lot 4 Except: East 66 Feet, Block 34 Plan 2620  

and 

PID: 012‐962‐333, Easterly 66 Feet Lot 4 Block 34 Plan 2620 Having a Frontage of 66 Feet on 
Manitoba Street with a Uniform Width for the Full Depth and Adjoining Lot 5 

(together, the “Lands”); 

B. There  is  a  two  and  one‐half  storey wood‐frame  principal  building  currently  situated  on  the 
parcel  located  at  101  3rd  Avenue,  which  building  is  listed  in  the  City’s  Heritage  Register 
(“Robson Manor”); 

C. The City  and  the Owner  agree  that Robson Manor  and  certain  features on  the  surrounding 
Lands have heritage value and should be conserved; 

D. The Owner  intends  to  consolidate  the  Lands  to  create one  fee  simple parcel and  intends  to 
construct a new building on the Lands which, together with the existing Robson Manor, will be 
used as the campus for the Owner’s independent school, as shown on the site plan attached as 
Appendix 1 (the “Proposed Site Plan”); 

E. Section 966 of the Local Government Act authorizes a local government to enter into a Heritage 
Revitalization Agreement with the owner of heritage property, and to allow variations of, and 
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supplements to, the provisions of a bylaw or a permit  issued under Part 26 or Part 27 of the 
Local Government Act; 

F. The  Owner  and  the  City  have  agreed  to  enter  into  this  Heritage  Revitalization  Agreement 
setting out  the  terms and  conditions by which  the heritage value of Robson Manor and  the 
surrounding Lands  is to be preserved and protected,  in return  for specified supplements and 
variances to City bylaws; 

THIS AGREEMENT is evidence that in consideration of the sum of ten dollars ($10.00) now paid by each 
party  to  the other  and  for other  good  and  valuable  consideration  (the  receipt of which each party 
hereby acknowledges) the Owner and the City each covenant with the other pursuant to Section 966 
of the Local Government Act, as follows: 

1 Conservation Work  

1. Upon  execution  of  this  Agreement,  the  Owner  shall  promptly  commence  the  preservation,
rehabilitation,  and  restoration of Robson Manor  and  the  surrounding  Lands  (the  “Work”)  in
accordance with  the  “Robson Manor,  101  3rd  Street, New Westminster,  Conservation  Plan”
prepared by Donald Luxton and Associates  Inc. and dated  July 2014  (revised August 2014), a
copy of which is attached as Appendix 2 (the “Conservation Plan”).

2. Prior  to  commencement  of  the  Work,  the  Owner  shall  obtain  from  the  City  all  necessary
permits and licenses, including a heritage alteration permit.

3. The Work  shall be done at  the Owner’s  sole expense  in accordance with generally accepted
engineering,  architectural,  and  heritage  conservation  practices.  If  any  conflict  or  ambiguity
arises in the interpretation of Appendix 2, the parties agree that the conflict or ambiguity shall
be resolved  in accordance with the Standards and Guidelines  for the Conservation of Historic
Places in Canada, published by Parks Canada in 2003.

4. The Owner shall, at the Owner’s sole expense, engage a member of the Architectural Institute
of British Columbia or  the Association of Professional  Engineers  and Geoscientists of British
Columbia  (the “Registered Professional”)  to oversee  the Work and  to perform  the duties set
out in section 5 of this Agreement.

5. The Registered Professional shall:

(a) prior  to  commencement  of  the  Work,  provide  to  the  City  an  executed  and  sealed 
Confirmation of Commitment in the form attached as Appendix 3; 

(b) erect  on  the  Lands  and  keep  erected  throughout  the  course  of  the Work,  a  sign  of 
sufficient size and visibility to effectively notify contractors and tradespersons entering 
onto the Lands that the Work involves protected heritage property and is being carried 
out for heritage conservation purposes; 

(c) obtain the City’s approval for any changes to the Work, including any amended permits 
that may be required; 
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(d) upon substantial completion of the Work, provide to the City an executed and sealed 
Certification of Compliance in the form attached as Appendix 4; and 

(e) notify the City within one business day if the Registered Professional’s engagement by 
the Owner is terminated for any reason. 

2 Timing and Phasing of Restoration 

6. The Owner shall commence and complete all actions required for the completion of the Work,
as  set out  in  the Conservation Plan  in Appendix 2, within  three  years  following  the date of
adoption of the Bylaw authorizing this Agreement.

3 Ongoing Maintenance 

7. Following  completion  of  the  Work,  the  Owner  shall  maintain  Robson  Manor  and  the
surrounding Lands in good repair in accordance with the maintenance standards set out in City
of New Westminster Heritage Properties Minimum Maintenance  Standards Bylaw No. 6498,
1998, as amended or  replaced  from  time  to  time, and,  in  the event  that Bylaw No. 6498  is
repealed and not replaced, the Owner shall continue to maintain the building and surrounding
Lands to the standards that applied under Bylaw No. 6498 immediately prior to its repeal.

4 Damage to or Destruction of Robson Manor 

8. If Robson Manor is damaged, the Owner shall obtain a heritage alteration permit and any other
necessary permits and licenses and, in a timely manner, shall restore and repair the building or
buildings to the same condition and appearance that existed before the damage occurred.

9. If, in the opinion of the City, Robson Manor is completely destroyed, the Owner shall construct
a replica, using contemporary material if necessary, of each destroyed building that complies in
all respects with the Conservation Plan in Appendix 2 and with City of New Westminster Zoning
Bylaw No. 6680, 2001, as varied by this Agreement, after having obtained a heritage alteration
permit and any other necessary permits and licenses.

10. The Owner shall use its best efforts to commence and complete any repairs to Robson Manor,
or the construction of any replica building, with reasonable dispatch.

5 Heritage Designation 

11. The Owner irrevocably agrees to the designation of Robson Manor as a municipal heritage site,
in accordance with Section 967 of  the Local Government Act, and  releases  the City  from any
obligation to compensate the Owner in any form for any reduction in the market value of the
Lands that may result from the designation.

6 Variances to City’s Zoning Bylaw 

12. City of New Westminster Zoning Bylaw No. 6680, 2001, is varied and supplemented such that
the  zoning  regulations  applicable  to  the  Lands  are  those  set  out  in  Appendix  5  to  this
Agreement and not those set out in the Zoning Bylaw in respect of the P‐CD‐1 zone or the RM‐
2  zone and,  for certainty, all of  the definitions and  regulations  set out  in Section 100 of  the
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Zoning Bylaw shall apply to the Lands except to the extent that they are specifically varied or 
made inapplicable by Appendix 5. 

7 Construction of New Building 

13. The  Owner  shall  construct  the  New  Building  in  accordance  with  the  design  plans  and
specifications  prepared  by Omicron  Architecture  Engineering  Construction  Ltd,  attached
hereto  as  Appendix  6  (the  “Approved  Plans”),  full‐size  copies  of  which  plans  and
specifications are on file at the New Westminster City Hall. The Owner agrees that the City
may,  notwithstanding  that  such  a  permit  may  be  issuable  under  the  City’s  zoning  and
building regulations and  the B.C. Building Code, withhold a building permit applied  for  in
respect of the building  if the building the Owner wishes to construct  is not  in accordance
with the Approved Plans.

8 Interpretation 

14. In  this  Agreement,  “Owner”  shall  mean  all  registered  owners  of  the  Lands  or  subsequent
registered owners of the Lands, as the context requires or permits.

9 Conformity with City Bylaws 

15. The Owner acknowledges and agrees that, except as expressly varied by this Agreement, any
development or use of  the Lands,  including any preservation,  rehabilitation,  restoration, and
repairs done with respect to Robson Manor, must comply with all applicable bylaws of the City.

10 Future Alterations  

16. Following  completion  of  the Work  in  accordance with  this Agreement,  the Owner  shall  not
alter any exterior or interior character‐defining elements of Robson Manor, as described in the
Conservation Plan, except as permitted by a heritage alteration permit issued by the City.

11 Statutory Authority Retained 

17. Nothing  in this Agreement shall  limit,  impair, fetter or derogate from the statutory powers of
the City, all of which powers may be exercised by the City from time to time and at any time to
the fullest extent that the City is enabled.

12 Indemnity 

18. The Owner hereby  releases,  indemnifies  and  saves  the City,  its officers, employees, elected
officials, agents and assigns harmless  from and against any and all actions, causes of action,
losses, damages, costs, claims, debts and demands whatsoever by any person, arising out of or
in  any way due  to  the existence or effect of  any of  the  restrictions or  requirements  in  this
Agreement, or the breach or non‐performance by the Owner of any term or provision of this
Agreement, or by reason of any work or action of the Owner in performance of its obligations
under this Agreement or by reason of any wrongful act or omission, default, or negligence of
the Owner.

19. In no case shall the City be liable or responsible in any way for:
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(a) any  personal  injury,  death  or  consequential  damage  of  any  nature  whatsoever, 
howsoever caused, that be suffered or sustained by the Owner or by any other person 
who may be on the Lands; or 

(b) any loss or damage of any nature whatsoever, howsoever caused to the Lands, or any 
improvements or personal property  thereon belonging  to  the Owner or  to any other 
person, 

arising  directly  or  indirectly  from  compliance with  the  restrictions  and  requirements  in  this 
Agreement,  wrongful  or  negligent  failure  or  omission  to  comply  with  the  restrictions  and 
requirements in this Agreement or refusal, omission or failure of the City to enforce or require 
compliance by the Owner with the restrictions or requirements in this Agreement or with any 
other term, condition, or provision of this Agreement. 

13 No Waiver 

20. No restrictions, requirements, or other provisions of this Agreement shall be deemed to have
been waived by the City unless a written waiver signed by an officer of the City has first been
obtained,  and  without  limiting  the  generality  of  the  foregoing,  no  condoning,  excusing  or
overlooking by the City on previous occasions of any default, nor any previous written waiver,
shall be taken to operate as a waiver by the City of any subsequent default or in any way defeat
or affect the rights and remedies of the City.

14 Inspection 

21. Upon request by the City, the Owner shall advise or cause the Registered Professional to advise
the City’s Development Services Department, Planning Division, of the status of the Work, and,
without  limiting  the City’s power of  inspection  conferred by  statute and  in addition  to  such
powers, the City shall be entitled at all reasonable times and from time to time to enter onto
the Lands for the purpose of ensuring that the Owner  is fully observing and performing all of
the  restrictions  and  requirements  in  this Agreement  to  be  observed  and  performed  by  the
Owner.

15 Enforcement of Agreement 

22. The Owner acknowledges that it is an offence under Section 981(1)(c) of the Local Government
Act to alter the Lands or Robson Manor  in contravention of this Agreement, punishable by a
fine of up to $50,000.00 or imprisonment for a term of up to 2 years, or both.

23. The Owner acknowledges that it is an offence under Section 981(1)(b) of the Local Government
Act  to  fail  to comply with  the  requirements and conditions of any heritage alteration permit
issued to the Owner pursuant to this Agreement and Section 972 of the Local Government Act,
punishable in the manner described in the preceding section.

24. The  Owner  acknowledges  that,  if  the  Owner  alters  the  Lands  or  Robson  Manor  in
contravention of  this Agreement,  the City may apply  to  the British Columbia Supreme Court
for:
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(a) an order that the Owner restore the Lands or Robson Manor, or both, to their condition 
before the contravention; 

(b) an order that the Owner undertake compensatory conservation work on the Lands or 
Robson Manor, or both; 

(c) an  order  requiring  the  Owner  to  take  other  measures  specified  by  the  Court  to 
ameliorate the effects of the contravention; and 

(d) an order authorizing the City to perform any and all such work at the expense of the 
Owner. 

25. The Owner acknowledges that if the City undertakes work to satisfy the terms, requirements or
conditions of any heritage alteration permit  issued to the Owner pursuant to this Agreement
upon the Owner’s  failure to do so, the City may add the cost of the work and any  incidental
expenses  to  the  taxes payable with  respect  to  the  Lands, or may  recover  the  cost  from any
security that the Owner has provided to the City to guarantee the performance of the terms,
requirements or conditions of the permit, or both.

26. The Owner acknowledges that the City may file a notice on title to the Lands  in the  land title
office if the terms and conditions of this Agreement have been contravened.

27. The  City may  notify  the Owner  in writing  of  any  alleged breach  of  this Agreement  and  the
Owner shall have the time specified in the notice to remedy the breach. In the event that the
Owner  fails  to  remedy  the  breach  within  the  time  specified,  the  City  may  enforce  this
Agreement by:

(a) seeking an order for specific performance of the Agreement; 

(b) any other means specified in this Agreement; or 

(c) any means specified in the Community Charter or the Local Government Act,  

and the City’s resort to any remedy for a breach of this Agreement does not  limit  its right to
resort to any other remedy available at law or in equity.

16 Headings 

28. The  headings  in  this  Agreement  are  inserted  for  convenience  only  and  shall  not  affect  the
interpretation of this Agreement or any of its provisions.

17 Appendices 

29. All appendices to this Agreement are incorporated into and form part of this Agreement.

18 Number and Gender 

30. Whenever  the  singular or masculine or neuter  is used  in  this Agreement,  the  same  shall be
construed to mean the plural or feminine or body corporate where the context so requires.
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19 Successors Bound 

31. All  restrictions,  rights  and  liabilities herein  imposed  upon  or  given  to  the  respective  parties
shall  extend  to  and  be  binding  upon  their  respective  heirs,  executors,  administrators,
successors and assigns.

IN WITNESS WHEREOF the Owner and the City have executed this Agreement as of the date written 
above. 

URBAN ACADEMY by its authorized 
signatory(ies): 

Name: 

Name:  

) 
) 
) 
) 
) 
) 
) 
) 
) 

CORPORATION OF THE CITY OF NEW 
WESTMINSTER by its authorized signatories: 

Mayor: 

Corporate Officer:  

  ) 
  ) 
  ) 
  ) 
  ) 
  ) 
  ) 
  ) 
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 APPENDIX 1  

SITE PLAN OF PROPOSED LOT AND BUILDING CONFIGURATION 
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APPENDIX 2 

CONSERVATION PLAN 
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1.0 INTRODUCTION

NAME: JOHN G. AND JEAN ROBSON RESIDENCE; 
ROBSON MANOR; “ROSEGARTH”

ADDRESS: 101 THIRD STREET, NEW WESTMINSTER
ORIGINAL OWNER:  JOHN GOODFELLOW ROBSON 

AND JEAN ROBSON
CONSTRUCTION DATE: 1935
DESIGNER:    SYDNEY ARNOLD LAKE, 

DOMINION CONSTRUCTION
CONTRACTOR:   DOMINION CONSTRUCTION COMPANY 
HERITAGE STATUS: MUNICIPALLY REGISTERED

Robson Manor was constructed in 1935 for James 
Goodfellow Robson, owner of the Timberland 
Lumber Company. The mill, which was world 
famous, was one of the few mills on the West 
Coast that specialized in the cutting of giant 
Douglas Fir timber, known as “Big Sticks” by the 
lumber trade. J.G. Robson hired the Dominion 
Construction Company, owned by his friend 
Charles Bentall, to build this grand home, which 
cost $32,560, at a time when an average home 
cost $2,000.

The crash of the stock market in October, 1929 
had a devastating effect on the local economy. 
The next few years were unimaginably dificult, 
and a grim reality set in. The next few years 
were, by all accounts, the most dificult of the 
Great Depression, but not all suffered equally. 
After the Crash, corporate and institutional 
commissions for architects virtually disappeared, 
but capital was still concentrated in the hands 
of wealthy individuals, who used the downturn 
in the economy, and the subsequent delation in 
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labour and material costs, to build lavish estate 
homes. Most architects closed their practices, 
and resigned from the AIBC. A few architects, 
with the right connections, remained very busy 
designing a number of grand homes during the 
Depression, such as the 1932 home for wealthy 
liquor merchant, George Reifel, Casa Mia, one of 
the most lavish ever built in Vancouver; Reifel paid 
for everything in cash. Similarly, the Robsons had 
suficient wealth to build a grand mansion during 
the Depression. They purchased G.E. Corbould’s 

late Victorian residence that stood near the corner 
of Third Street and Royal Avenue, demolished it, 
and replaced it with this stylish new house, which 
for many years was known as “Rosegarth.” 

By the 1970s, the house was used as a caterer’s 
centre, and wedding and reception hall, an 
appropriate use given that its grand rooms were 
designed for lavish entertaining. In 2006, it was 
acquired and adapted for educational use by the 
Urban Academy.

Front (south) elevation of Robson Manor, 1935 by Dominion Construction [courtesy: Omicron]
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2.0 HISTORIC CONTEXT

2.1 JAMES GOODFELLOW ROBSON

This prominent house was built for timber 
magnate James Goodfellow Robson (1887-1959) 
and Jean Robinson (nee Law) Robson (1888-
1956), regarded as among New Westminster’s 
most prominent citizens. James Robson arrived 
in British Columbia in 1906, and later stated          
“I got sawdust in my blood and stayed right here 
in B.C.”

Robson was born in 1887 in Ontario. He came to 
British Columbia in 1906, still in his teens, working 
irst at Nelson, before signing on as a millhand at a 
sawmill in Haney operated by J.A. Gibson. At age 
21, he was able to engage in a partnership with 
Gibson at Tynehead, running a shingle mill on the 
Townline Road (96 Ave). In 1910, swamped with 
debts of more than $17,000, Robson admitted that 
he used to walk down Front Street, rather than 
Columbia, to avoid meeting acquaintances.

JAMES GOODFELLOW ROBSON
Born in 1887 in Ayr, Ontario; son of Michael 
Robson; educated, public schools, Ayr, Ontario 
and National Business College, Portage La Prairie, 
Manitoba; grain buyer, Ogilvie Flour Mills Co. 
Ltd., on the prairies, 1903-1905; in the shingle 
business under his own name at Tynehead, B.C. 
1908-1910; president and managing director, 
Timberland Lbr. Co. Ltd., and of Timberland 
Development Co. Ltd. since 1910; president, 
Salmon River Logging Co. Ltd.; B.C. Lumber 
Association (president 1941). Married, 1911, 
Jeannie Law of Vancouver, B.C. Member, Board of 
Trade, New Westminster (president 1915); Clubs: 
New Westminster ; Vancouver; Washington Athletic 
(Seattle, Washington); Recreations: hunting, golf. 
Religion: United Church of Canada. Ofice: New 
Westminster, B.C. Residence: 101 Third Street, 
New Westminster.
Who’s Who in British Columbia 1942-1943, pps. 
265-66.

James Goodfellow Robson
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At the age of 23, in November 1910, after the 
failure of his irst venture, Robson got a lucky 
break. A new mill, the Timberland Lumber 
Company Limited, was starting up across the 
river and was in need of a manager, and Robson 
was hired on. This enabled him to marry the 
following year, and from this point forward 
he never looked back. In 1918, he assumed 
ownership of the company and developed it into 
one of British Columbia’s largest lumber irms.

A prominent philanthropist, active in his community 
— he served on the New Westminster school board 
and parks board — he was also a popular leader 
in lumber associations, industrial and fraternal, 
local and national. He promoted British Columbia 
forest products in trade delegations overseas. His 
employees respected him for fair-dealing and steady 
employment. Robson continued to run Timberland 
after the end of the Second World War, and also 
accepted an appointment to the Board of Directors 
of the BC Power Corporation in 1947.

Presentation of a walking stick in the 1930s to Capt. J.H. Evans of the SS Dallington Court for being the irst ship to pass through the New Fraser River Chan-
nel with a draught of 25 feet. Identiied left to right: Front Row: F.P. Matheson (Sec. Pilot Board), Hon. A.W. Gray (Acting Premier of BC), Capt. J.H. Evans of 
the SS Darrington Court, Wm. Gifford (Harbour Commissioner), P.A. Jones (Dock Builder), Ald. J.A. Courtney (Agent). Back Row: Ald. H.J. Sullivan (Chair. 
Harbour Commission), J.G. Robson (Pres. Can. Manf. Assn.), John Shaw (Paciic Coast Terminals), Valentine Quinn (Man. Dir. Terminals), L.B. Lusby (Pres. 
Board of Trade), I.R. Lawrence (Canada Customs) [New Westminster Archives IHP8047-018].
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In May 1956, Jean Robson, his wife of 44 
years, passed away, and Robson announced his 
retirement from business. In October, Robson’s 
brother and long-time associate at Timberland, 
Alex T. Robson, died at the age of 71. One year 
after losing his wife, Robson buried his son 
Clifford, dead at the age of 41. Robson devoted 
his retirement years to giving away a portion of 
the fortune he built up in 50 years in the lumber 
trade. In 1956, he donated $100,000 to the 
Royal Columbian Hospital and he followed that 
with $100,000 to his church. In 1957, he gave 
$250,000 to the University of British Columbia. In 
1959 he gave $200,000 to the New Westminster 
YMCA. It was estimated that he gave away almost 
a million dollars. On his death in 1959 Robson 
was eulogized as a ‘timber baron,’ ‘lumber 
magnate,’ and the ‘leading industrialist’ of New 
Westminster.

2.2 TIMBERLAND LUMBER COMPANY

The Timberland mill was closely identiied with 
pioneer lumberman James Goodfellow Robson, 
the company’s irst manager, and later owner. The 
Timberland Lumber Company Limited had been 
incorporated in September 1909 with a capital of 
$25,000, divided into 250 shares of $100 each. 
The company built a sawmill at Craig’s Station on 
the British Columbia Electric Railway’s new Fraser 
Valley line, about four miles from Brownsville. 
Rail lines were extended from Craig’s Station into 
the forests of the Bear Creek-Serpentine River 
watershed. The trees cut were 80% Douglas Fir, 
with the rest mainly spruce and cedar. The mill 
was capable of cutting 40,000 feet of lumber 

over a ten-hour period. From the start, the mill 
specialized in large timbers, 16 or 18 inches 
by 2 feet, with a length of up to 100 feet. Such 
timbers were used in heavy construction, such as 
for mines, bridges and wharves, posts and beams 
for large buildings, as spuds for dredges, and for 
the manufacture of masts and spars. Running at 
capacity, the mill employed 75 men, and had 
good access via the BCER to Chilliwack where it 
connected with the Canadian Northern Railway 
to points east, and across the Westminster Bridge 
to the docks of the Fraser River, or to connect with 
the Canadian Paciic Railway.

The location of Timberland Lumber Company operations in Surrey at Craig’s 
Station and at South Westminster. With the development of Port Mann in 
1911, and the opening up of the new highway route from the New Westmin-
ster Bridge, the highway junction at Timberland restyled itself ‘South Port 
Mann.’ [Geological Survey of Canada, 1923].
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Timberland Lumber Co. sawmill opposite New Westminster [New Westminster Public Library #990]
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This mill operated until 1918 when a larger mill 
was built on the riverfront in South Westminster. 
In 1951, the Timberland Lumber Company was 
recorded as having 187 employees. Its associated 
logging irm, the Timberland Development 
Company’s camp at Toba Inlet, employed a 
further 60 men and women. Two other camps on 
Vancouver Island, one west of Campbell River, 
and a second at Union Bay, supplied logs to 
Timberland. Ninety-ive per cent of Timberland’s 
output was by order, cut to speciications. The 
mill’s unique capacity was depended upon to 
satisfy any large dimension request, including a 
100-foot stick delivered to Philadelphia measuring 
41 inches square. Orders came in from around the 
world, and the mill gained a lot of publicity with 
some special projects.

Canadian Collieries Ltd. purchased timberland in 
1956. In 1964, the irm was sold to Weldwood 
Canada, which expanded operations at the site 
on the Fraser River with a plywood plant. The old 
Timberland mill was shut down in 1985, and the 
business ceased operations in 1987. The company 
was a major employer in the district for 75 years, 
providing work for successive generations of 
immigrants and local settlers, adapting to changing 
conditions of demand and supply, through two 
world wars and the depression.

2.3 DOMINION CONSTRUCTION COMPANY

Primarily known as one of the largest and most 
successful construction companies in Western 
Canada, Dominion Construction also has a long 
and varied history in the design of buildings 
through the employment of in-house architectural 
staff. Charles Bentall (1882-1974) was the 
mastermind of the business. Born in Essex, England 
to a tenant farming family, he lost his father when 
he was seven, leaving his mother to raise ive 
children. Charles left school at the age of fourteen 
to apprentice as a draftsman, and although he 
never received a formal professional education, by 
his mid-twenties he was working as an engineer. 
By 1907 he had saved enough money to buy his 
mother a house and himself a passage to Canada. 
The following year he arrived in Vancouver, which 
was experiencing its greatest ever building boom. 
Bentall was hired as a draftsman by J. Coughlan 
& Co., steel engineers and fabricators, and his 
designs for the frameworks for the new Vancouver 
Court House dome and for the World Building — 
at the time the tallest structure in the British Empire 
— soon won him a promotion to Chief Engineer. 
Emboldened by his success, Bentall struck out 
on his own, and soon was hired as an Assistant 
General Manager by the Dominion Construction 
Company Ltd., that had been founded in 1911. 
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An astute businessman, Bentall saw an opportunity 
to provide in-house design expertise to their 
clients. At this early stage in the company’s 
development J.Y. McCarter was sent to Edmonton 
to open a branch ofice in 1913, just before the 
local economy collapsed. Through patience, 
hard work and the right connections, the strongly 
religious Bentall kept the company aloat during 
tough times, and put aside money every month to 
buy shares in the company, eventually extending 
himself into “onerous indebtedness” to buy a 
controlling interest in 1920. Bentall’s gamble paid 
off with the increasing prosperity of the 1920s. In 
1927, he landed the contract to both design and 
build the huge new bus barns for the B.C. Motor 
Transportation Company on Cambie Street, taking 
the project away from an architect that the client 
was not happy with. 

That year, Bentall had accumulated enough capital 
to found the New Building Finance Company, 
which facilitated inancing by offering low-interest 
loans to clients. This enabled a number of projects 
that might not otherwise have gone ahead, among 
them the Queen Charlotte Apartments, designed 
and built by Dominion Construction in Vancouver’s 
West End, 1927-28 at a cost of $170,000. This 
handsome structure epitomizes the urban ideal 
of gracious apartment living, with an exterior 
styled in a conservative period revival appearance, 
complete with Spanish Colonial parapets and 
projecting pantiled roofs that relects the inluence 
of Californian design. The interior public spaces, 
however, are more adventurous, and embrace the 
new, and locally unknown, Art Deco style. 

Throughout the 1930s and 1940s, Dominion 
Construction designed and built numerous high-
quality structures in the Streamline Moderne 
style, including the Bay Theatre on Denman 
Street in the West End, 1938. With this project 
the company ran afoul of the AIBC, which 
brought a successful lawsuit against them for 
designing buildings without being a registered 
architectural irm. Dominion Construction was 
found guilty, but their nominal ine of $25 was 
a phyrric victory for the AIBC, as the trial’s 
publicity and the glowing testimonials for the 
contractor’s abilities generated a whole new 
spate of projects for them. 

Right after the end of the Second World War, the 
company continued to be highly successful in 
providing design/build services, maintaining a 
consistently-high quality output of well-designed 
structures: some Vancouver examples included 
the St. Regis Paper Company Building, 1946; 
the B.C. Motor Transportation (later Greyhound) 
Bus Terminal, 1946; and the Labour Temple on 
Broadway, 1948. Another modernist project was 
the Kelowna Club in downtown Kelowna, 1949. 

Even more successful in the 1950s and 1960s, 
Dominion Construction continued to expand its 
operations. After Charles Bentall retired in 1955, 
his two younger sons took over. Although the 
original company has now been split into several 
diversiied components, Dominion Construction 
remains today under family control and is a 
powerhouse in the design and delivery of large 
construction projects.
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Construction details for Robson Manor prepared by Dominion Construction, 1935 [courtesy: Omicron]
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DESCRIPTION OF HISTORIC PLACE
‘Robson Manor’ is a two and one-half storey plus 
basement, wood-frame Dutch Colonial Revival 
residence, with a side gambrel roof and a balcony 
above the porte-cochère at the front entry. It 
is located in the Queen’s Park Historic District 
that features high-styled, late nineteenth and 
early twentieth-century single-family residences. 
‘Robson Manor’ is situated on a corner lot 
at Manitoba and Third Streets, with a mature 
surrounding garden, granite block perimeter wall 
and semi-circular driveway. There are views from 
the house across the adjacent Tipperary Park to the 
Fraser River. 

HERITAGE VALUE OF HISTORIC PLACE
Built in 1935, ‘Robson Manor’ is valued as a 
ine example of a Dutch Colonial Revival style 
residence, and features a side gambrel roof. The 
Dutch Colonial revival style was commonly seen 
in the United States between the two World Wars, 
when period revival styles reached the height 
of their popularity. Further impetus was given 
to the use of the Colonial Revival styles during 
the American Sesquicentennial in 1926, when 
patriotism was at a fever pitch and architectural 
fashion favoured the use of traditional, Colonial 
models. ‘Robson Manor’ is a rarity in the local 
context, as the Dutch Colonial Revival style was 
not commonly employed as a residential style 

10

in western Canada. Additionally, the largely 
original interior of ‘Robson Manor’ retains 
important attributes such as millwork of oak and 
exotic woods, and ornate cast plaster ceilings. 
The associated landscape features contribute to 
the grand image of the property, and include a 
semi-circular drive and granite block front wall. 
‘Robson Manor’ was designed in the ofices of 
the Vancouver-based Dominion Construction 
Company, with the plans being prepared by its 
chief engineer, Sydney Arnold Lake (1884-1945). 
Primarily known as one of the largest and most 
successful construction companies in Western 
Canada, Dominion Construction also had a long 
and varied history in the design of buildings 
through the employment of in-house architectural 
staff. 

Additionally, the heritage value of ‘Robson Manor’ 
is associated with its original owners, timber 
magnate James Goodfellow Robson (1887-1959) 
and Jean Robinson (née Law) Robson (1888-
1956), regarded as among New Westminster’s 
most prominent citizens. Robson arrived in 
B.C. in 1906, and by 1911 was the manager 
of the Timberland Lumber Company. In 1918, 
he assumed ownership of the company and 
developed it into one of British Columbia’s largest 
lumber irms. Robson served on the local school 
and parks boards, and was a generous benefactor 
to organizations such as the YMCA and the 
Queen’s Avenue United Church. 

3.0 STATEMENT OF SIGNIFICANCE
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CHARACTER-DEFINING ELEMENTS
Key elements that deine the heritage character of 
the ‘Robson Manor’ include its:
• corner location across from Tipperary Park,

with a deep setback from the property line;
• setting within a context of prestigious, early

twentieth century single-family residences;
• residential form, scale and massing as

expressed by its: two and one-half storey plus 
full basement height; symmetrical front façade 
with central entry; side gambrel roof with 
projecting front gable, rear gambrel roof, and 
shed roof dormers; and L-shaped plan;

• construction materials such as random coursed
granite block foundation at front, cedar shingle 
cladding and wood-frame construction;

• Dutch Colonial Revival style details such as the
gambrel roof and shutters;

• additional exterior elements such as: front
porte-cochère comprised of granite piers 
with grouped square columns and scroll-cut 
balustrades; rear elevation open porch with 
balcony above; upper-storey patio on side 
elevation extension with scroll cut balustrades; 
oak front-entrance assembly with sidelights 
and oak door with bevelled glass, multi-paned 
glazing and Art Deco style hardware; broad, 
brick front-entrance steps; exterior basement 
access; and two red-brick chimneys;

• asymmetrical, regular fenestration such as:
double-hung wooden-sash windows with
multi-paned upper sashes; triple-assembly
irst-storey windows with ixed, segmental
arched central window sash lanked by double-
hung wooden-sash windows; stair window
displaying stained glass, shield motif with
angled bottom frame and transoms; and ixed
horizontal twelve-paned window;

• interior elements that date to the original
construction, including: original room
conigurations; main loor front parlour with
mahogany trim, tiled ireplace and coved,
plaster ceilings with plaster medallions; main
loor dining room with mahogany panelling
and cast plaster ceiling; main entry hall
with French doors with bevelled glass and
rosettes between the panes; quarterpace,
front hall staircase with turned balusters and
oak wainscoting; other rooms with oak trim;
Art Deco style chandeliers and wall sconces;
oak loors with inlay patterns; original cast
iron radiators with ir radiator covers; two
mosaic-tiled bathrooms on the second loor
with original ixtures; and original doors and
hardware; and

• associated landscape features including a semi-
circular drive and a random coursed, granite
block front wall.
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4.1 NATIONAL STANDARDS AND GUIDELINES

Robson Manor is a signiicant historic resource in 
the City of New Westminster. The Parks Canada 
Standards and Guidelines for the Conservation 
of Historic Places in Canada (2010) is the source 
used to assess the appropriate level of conservation 
and intervention. Under the Guidelines, the work 
proposed for Robson Manor includes aspects of 
Preservation, Rehabilitation and Restoration.

Interventions to Robson Manor should be based 
upon the Standards outlined in the Standards and 
Guidelines, which are conservation principles of 
best practice. The following General Standards 
should be followed when carrying out any work to 
an historic property.

STANDARDS

STANDARDS RELATING TO ALL CONSERVATION 
PROJECTS
1. Conserve the heritage value of a historic place.

Do not remove, replace, or substantially alter
its intact or repairable character-deining
elements. Do not move a part of a historic
place if its current location is a character-
deining element.

2. Conserve changes to a historic place, which
over time, have become character-deining
elements in their own right.

3. Conserve heritage value by adopting an
approach calling for minimal intervention.

4. Recognize each historic place as a physical
record of its time, place and use. Do not
create a false sense of historical development
by adding elements from other historic
places or other properties or by combining
features of the same property that never
coexisted.

5. Find a use for a historic place that requires
minimal or no change to its character deining
elements.

PRESERVATION:  the action or process of 
protecting, maintaining, and/or stabilizing the 
existing materials, form, and integrity of a historic 
place or of an individual component, while 
protecting its heritage value.

RESTORATION:  the action or process of 
accurately revealing, recovering or representing 
the state of a historic place or of an individual 
component, as it appeared at a particular period in 
its history, while protecting its heritage value.

REHABILITATION:  the action or process of 
making possible a continuing or compatible 
contemporary use of a historic place or an 
individual component, through repair, alterations, 
and/or additions, while protecting its heritage value.

4.0 CONSERVATION GUIDELINES
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6. Protect and, if necessary, stabilize a historic
place until any subsequent intervention
is undertaken. Protect and preserve
archaeological resources in place. Where there
is potential for disturbance of archaeological
resources, take mitigation measures to limit
damage and loss of information.

7. Evaluate the existing condition of character-
deining element to determine the appropriate
intervention needed. Use the gentlest means
possible for any intervention. Respect heritage
value when undertaking an intervention.

8. Maintain character-deining elements on
an ongoing basis. Repair character-deining
element by reinforcing the materials using
recognized conservation methods. Replace in
kind any extensively deteriorated or missing
parts of character-deining elements, where
there are surviving prototypes.

9. Make any intervention needed to preserve
character-deining elements physically and
visually compatible with the historic place and
identiiable upon close inspection. Document
any intervention for future reference.

ADDITIONAL STANDARDS RELATING TO 
REHABILITATION
10. Repair rather than replace character-deining

elements. Where character-deining elements 
are too severely deteriorated to repair, and 
where suficient physical evidence exists, 
replace them with new elements that match 

the forms, materials and detailing of sound 
versions of the same elements. Where there is 
insuficient physical evidence, make the form, 
material and detailing of the new elements 
compatible with the character of the historic 
place.

11. Conserve the heritage value and character-
deining elements when creating any new 
additions to a historic place and any related 
new construction. Make the new work 
physically and visually compatible with, 
subordinate to and distinguishable from the 
historic place.

12. Create any new additions or related new
construction so that the essential form and 
integrity of a historic place will not be impaired 
if the new work is removed in the future.

ADDITIONAL STANDARDS RELATING TO 
RESTORATION
13. Repair rather than replace character-deining

elements from the restoration period. Where 
character-deining elements are too severely 
deteriorated to repair and where suficient 
physical evidence exists, replace them with 
new elements that match the forms, materials 
and detailing of sound versions of the same 
elements.

14. Replace missing features from the restoration
period with new features whose forms, 
materials and detailing are based on suficient 
physical, documentary and/or oral evidence.
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4.2 CONSERVATION REFERENCES

The proposed development for the subject property 
is for the conservation of the historic house and the 
design of a new inill structure to accommodate 
the expansion of the school. The following 
conservation resources should be referred to:

Standards and Guidelines for the Conservation of 
Historic Places in Canada, Parks Canada, 2010.

Fire Protection Issues for Historic Buildings, 
Canadian Conservation Institute, CCI Notes 2/6

National Park Service, Technical Preservation 
Services, Preservation Briefs:
• Preservation Brief 3: Improving Energy

Eficiency in Historic Buildings
• Preservation Brief 9: The Repair of Historic

Wooden Windows
• Preservation Brief 10: Exterior Paint Problems

on Historic Woodwork
• Preservation Brief 14: New Exterior Additions

to Historic Buildings: Preservation Concerns
• Preservation Brief 22: Making Historic

Properties Accessible
• Preservation Brief 24: Heating, Ventilating,

and Cooling Historic Buildings: Problems and 
Recommended Approaches

• Preservation Brief 41: The Seismic Retroit of
Historic Buildings: Keeping Preservation in the 
Forefront

4.3 GENERAL CONSERVATION STRATEGY

The primary intent is to preserve as much of the 
historic exterior and interior fabric of Robson 
Manor as possible, while undertaking limited 
rehabilitation work to the house that will upgrade 
the services to increase its functionality for 
educational and administrative use. As part of the 
scope of work, character-deining elements will be 
preserved, while missing or deteriorated elements 
will be restored. The development scheme for 
this property has been prepared by Omicron 
Canada Inc., and includes the retention and 
conservation of the historic structure in situ, and 
the construction of a new inill building.

The exterior elevations of the historic Robson 
Manor will be restored and later interventions such 
as vinyl siding removed. The interior of the historic 
building will be carefully rehabilitated only where 
required while important interior features will be 
preserved and restored. The proposed new design 
for the site consists of an underground parking 
facility, a gymnasium, music and theatre rooms, 
and service space. Above grade a new three-storey 
building with a recessed top loor on the south 
side facing Third Street will provide additional 
educational space. The new inill structure with 
an L-shaped layout is detached from the historic 
house except for a modern glass walkway on the 
north façade, which connects the two structures 
and will not be visible from the street.
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The major proposed interventions of the overall 
project are to:

• Preserve the existing exterior and interior
character-deining elements of Robson Manor.

• Restore exterior and interior character-deining
elements that are damaged or altered.

• Carefully rehabilitate the interior of the historic
building where required while preserving
interior character-deining elements.

• Design additional educational space on
the combined lots that is sympathetic and
respectful to the heritage value and character of
the historic building.

NEW ADDITIONS TO HISTORIC SITES
Parks Canada’s Standards and Guidelines list 
recommendations for new additions to historic 
places:

• Designing a new addition in a manner that
draws a clear distinction between what is
historic and what is new.

• Design for the new work may be contemporary
or may reference design motifs from the historic
place. In either case, it should be compatible in
terms of mass, materials, relationship of solids
to voids, and colour, yet be distinguishable
from the historic place.

• The new addition should be physically and
visually compatible with, subordinate to and
distinguishable from the preserved historic
place.

The proposed design of the new inill structure 
with its contemporary architectural expression 
follows the aforementioned design guidelines for 
new additions and retains the heritage character of 
the historic Robson Manor.

Proposed design scheme with Robson Manor in situ and new inill structure to the west and rear (Omicron, May 2014).
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4.4 SUSTAINABILITY STRATEGY

Sustainability is most commonly deined as 
“meeting the needs of the present without 
compromising the ability of future generations 
to meet their own needs” (Common Future. 
The Bruntland Commission). The four-pillar 
model of sustainability identiies four interlinked 
dimensions: environmental, economic, social and 
cultural sustainability, the latter including the built 
heritage environment. 

Current research links sustainability considerations 
with the conservation of our built and natural 
environments. A competitive, sustainable economy 
requires the conservation of heritage buildings as 
an important component of a high quality urban 
environment. 

We need to use our cities, our cultural resources, 
and our memories in such a way that they are 
available for future generations to use as well. 
Historic preservation makes cities viable, makes 
cities liveable, makes cities equitable.
(Economic Beneits of Preservation, 
Sustainability and Historic Preservation)

Heritage conservation and sustainable 
development can go hand in hand with the mutual 
effort of all stakeholders. In a practical context, 
the conservation and re-use of historic and 
existing structures contributes to environmental 
sustainability by:

• Reducing solid waste disposal (reduced impact
on landills and their expansions);

• Saving embodied energy (deined as the total
expenditure of energy involved in the creation
of the building and its constituent materials);

• Conserving historic materials that are
signiicantly less consumptive of energy than
many new replacement materials (often local
and regional materials, e.g. timber, brick,
concrete, plaster, can be preserved and reduce
the carbon footprint of manufacturing and
transporting new materials).

The following considerations for energy eficiency 
in historic structures are recommended in the 
Parks Canada Standards and Guidelines for the 
Conservation of Historic Places in Canada (2010) 
and can be utilized for this project.

SUSTAINABILITY CONSIDERATIONS
• Add new features to meet sustainability

requirements in a manner that respects the
exterior form and minimizes impact on
character-deining elements.

• Work with sustainability and conservation
specialists to determine the most appropriate
solution to sustainability requirements with the
least impact on the character-deining elements
and overall heritage value of the historic
building.

• Comply with energy eficiency objectives
in a manner that minimizes impact on the
character-deining elements and overall
heritage value of the historic building.
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ENERGY EFFICIENCY CONSIDERATIONS
• Identifying the historic place’s heritage value

and character-deining elements — materials,
forms, location, spatial conigurations, uses and
cultural associations or meanings.

• Complying with energy eficiency objectives
in such a manner that character-deining
elements are conserved and the heritage value
maintained.

• Working with energy eficiency and
conservation specialists to determine the most
appropriate solution to energy conservation
problems that will have the least impact on
character-deining elements and the overall
heritage value.

• Weighing the total environmental cost of
energy saving measures against the overall
environmental costs of retaining the existing
features or fabric, when deciding whether to
proceed with energy saving measures.

BUILDINGS: INSULATION
• Exercising caution and foreseeing the potential

effects of insulating the building on the
envelope system so as to avoid damaging
changes such as displacing the dew point and
creating thermal bridges.

• Installing thermal insulation in attics and in
unheated cellars and crawl spaces to increase
the eficiency of the existing mechanical
systems unless this could adversely affect the
building envelope.

• Installing insulating material on the inside of
masonry and wood-frame walls to increase
energy eficiency where there is no character-
deining interior moulding around the windows
or other character-deining interior architectural
detailing.

BUILDINGS: WINDOWS
• Utilizing the inherent energy conserving

features of a building by maintaining character-
deining windows and/or louvered blinds in
good operating condition for natural ventilation.

• Improving thermal eficiency with weather-
stripping, storm windows, interior shades and,
if historically appropriate, blinds and awnings.

BUILDINGS: MECHANICAL SYSTEMS
• Improving the energy eficiency of existing

mechanical systems by installing insulation
in attics and basements, unless this could
adversely affect the building envelope.

4.5 HERITAGE EQUIVALENCIES AND 
EXEMPTIONS

As a municipally registered heritage site, Robson 
Manor will be eligible for heritage variances 
that will enable a higher degree of heritage 
conservation and retention of original material, 
including considerations available under the 
following municipal legislation.
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in 2009 to exempt buildings protected through 
heritage designation or listed on a community 
heritage register from compliance with the 
regulations. Energy Eficiency standards therefore 
do not apply to windows, glazing products, door 
slabs or products installed in heritage buildings. 
This means that exemptions can be allowed to 
energy upgrading measures that would destroy 
heritage character-deining elements such as 
original windows and doors.

These provisions do not preclude that heritage 
buildings must be made more energy eficient, 
but they do allow a more sensitive approach of 
alternate compliance to individual situations and 
a higher degree of retained integrity. Increased 
energy performance can be provided through non-
intrusive methods of alternate compliance, such 
as improved insulation and mechanical systems. 
Please refer to the Standards and Guidelines for 
the Conservation of Historic Places in Canada 
(2010) for further detail about “Energy Eficiency 
Considerations.”

4.6 SITE PROTECTION

It is the responsibility of the owner to ensure the 
heritage resource is protected from damage at all 
times. During construction the historic building 
should be secured against intrusion and damage 
through the use of appropriate security measures. 
The roof and exterior cladding of the historic 
structure should be regularly inspected to prevent 
water ingress, the site should be properly graded 
for water run-off, and ire suppression systems and 
smoke and ire detectors should be in working 
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4.5.1 BRITISH COLUMBIA BUILDING CODE
Building Code upgrading ensures life safety and 
long-term protection for historic resources. It is 
important to consider heritage buildings on a 
case-by-case basis, as the blanket application 
of Code requirements does not recognize the 
individual requirements and inherent strengths 
of each building. Over the past few years, a 
number of equivalencies have been developed and 
adopted in the British Columbia Building Code 
(2012) that enable more sensitive and appropriate 
heritage building upgrades. For example, the use 
of sprinklers in a heritage structure helps to satisfy 
ire separation and exiting requirements. Table 
A-1.1.1.1., found in Div. A, App. A of the Code, 
outlines the “Alternative Compliance Methods for 
Heritage Buildings.”

Given that Code compliance is a signiicant factor 
in the conservation of heritage buildings, the 
most important consideration is to provide viable 
economic methods of achieving building upgrades. 
In addition to the equivalencies offered under the 
current Code, the City can also accept the report 
of a Building Code Engineer as to acceptable 
levels of code performance. Generally historic 
buildings should utilize Alternative Compliance 
Methods outlined in the BCBC for ire and spatial 
separations including installation of sprinklers 
where possible.

4.5.2 ENERGY EFFICIENCY ACT
The provincial Energy Eficiency Act (Energy 
Eficiency Standards Regulation) was amended 
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1935 architectural drawings of the front (south) and rear (north) façades [courtesy: Omicron]

FRONT (SOUTH) ELEVATION

REAR (NORTH) ELEVATION
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Aerial view of Robson Manor with developed adjacent lot to the north. The two lots will be combined. [Google Earth]
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5.0 CONDITION REVIEW AND 
      CONSERVATION RECOMMENDATIONS
Recent conservation work on the exterior elevations 
and interior space of Robson Manor was undertaken 
around 2011. A visual condition review was 
carried out during a site visit in May 2014. In 
addition to the visual review of the exterior façades 
and interior space of the historic structure, a paint 
analysis of accessible exterior building materials 
was carried out. The recommendations for the 
preservation and rehabilitation of the historic 

façades and interior space are based on the site 
review, material samples and archival documents 
that provide valuable information about the 
original appearance of the historic building. The 
following chapter describes the materials, physical 
condition and recommended conservation 
strategy for Robson Manor, based on Parks Canada 
Standard and Guidelines for the Conservation of 
Historic Places in Canada  (2010).

Front facade with semi-circular drive
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5.1 SITE

Built in 1935 for James G. Robson by Dominion 
Construction Company, Robson Manor is located 
in the historic Queen’s Park neighbourhood. 
Situated in its original location on the north 
side of the historic Tipperary Park at the corner 
of Manitoba Street and Third Street, the historic 
building is surrounded by low- and high-rise 
buildings on the east and north sides and single 
family residences to the west. 

Robson Manor is deeply set back on the east-
sloping lot and accessed by a semi-circular 
asphalt driveway from Third Street, which is an 
important feature of the site. A four-car garage with 
a hipped roof is located on the northwest side. 
Later additions include two portable classrooms 
and storage sheds on the north side of the historic 
building.

Limited parking is situated on the east side at the 
lowest point of the sloping lot and accessed via 
the semi-circular driveway. A modern playground 
is located on the opposite side at the southwest 
corner, the highest point of the lot with ample 
natural light. The landscaped front garden with 
mature trees, hedges and bushes and manicured 
lawn add to the prestigious appearance of the 
historic Robson Manor.  

As part of the proposed development scheme, the 
historic house will be retained in situ. Heritage 
resources within the site should be protected from 

damage or destruction at all times. Important 
landscape features will be conserved, including 
the semi-circular driveway. Modular units and 
sheds, and an existing four-car garage will be 
removed. An existing building on the adjacent 
property to the north will be demolished and the 
lot consolidated with the subject lot. The proposed 
three-storey structure with new educational and 
service space and an underground parking facility 
is carefully placed on the lot and the design is 
respectful to the historic building.

A stepped granite block wall demarks the lot 
boundary on the south side and returns on the 
west side on Manitoba Street. The wall section 
at the south-east corner consists of a granite pier 
which is followed by pre-manufactured concrete 
blocks that show signs of signiicant damage on 
the east side. Here a major crack and out-of-
plane movement was noted and likely caused by 
extensive rootwork of a mature red cedar tree on 
the subject property.

The stepped granite wall with rough-dressed blocks 
is an important feature of Robson Manor. Granite 
is an igneous rock type and was historically 
sourced from quarries on Fox Island or Nelson 
Island. Granite was widely used as a building 
material, due to its abundance, intrinsic durability 
and strength.

The overall condition of the granite wall is 
good. Few cracks in mortar joints, deteriorated 
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or missing tuck-pointing, loose granite caps on 
piers, and some accumulation of moss on mortar 
joints and stone surface were observed in some 
locations.

The proposed development of the site includes 
excavation work in close proximity to the historic 
stone wall along Third Street and Manitoba Street. 
This work may require the removal and reassembly 
of the stone wall. A Salvage and Reinstallation Plan 
is included in this chapter.

CONSERVATION RECOMMENDATION: 
REHABILITATION
• Preserve the historic house in situ. Protect the

house during construction of the new addition.
• Retain driveway coniguration or reinstate the

semi-circular drive as part of the rehabilitation 
scheme. 

• New landscaping in front of the house should
retain the grand image of the historic property.

• Conservation work of the stone wall should
follow 5.1.1 Stone Wall: Salvage and 
Reinstallation Plan.

Manicured front lawn with semi-circular drive and porte-cochère.
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GRANITE BLOCK WALL
CONCRETE BLOCK RETAINING WALLSCHEMATIC LAYOUT OF THE STONE WALL

Top: Granite wall on Manitoba Street.
Bottom: Granite pier and stepped wall on Third Street.

Top: Concrete block retaining wall, east side.
Bottom: Granite pier and concrete block retaining wall on Third Street.
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5.1.1 STONE WALL:
SALVAGE AND REINSTALLATION PLAN

The granite block wall surrounding Robson Manor 
on Third Street and Manitoba Street is a character-
deining element and contributes to the heritage 
value of the historic site. At the south-east corner a 
concrete block retaining wall is extant. The Salvage 
and Reinstallation Plan outlines the procedure 
for the documentation, disassembly, storage, 
restoration and reconstruction of the stone wall in 
its original location on the subject property. 

All work must comply with the Salvage and 
Reinstallation Plan, the Conservation Plan for 
Robson Manor (revised August 2014), and Parks 
Canada’s Standards and Guidelines for the 
Conservation of Historic Places in Canada, 2010. 
The work will be monitored by the heritage 
consultant.

PHASE 1  DOCUMENTATION
• The condition of the original granite blocks and

mortar joints will be visually reviewed.
• The existing stone wall (granite and concrete

block) including typical mortar joints will
be surveyed, site dimensions taken and
photographically documented.

• Stone blocks in-situ will be labelled and data
transposed to elevation drawing. Damaged
areas will be noted. Mortar samples will
reviewed for composition, strength, thickness,
colour and tooling.

• A copy of an itemized stone survey including
placement, condition and restoration intention
of each stone will be submitted to the City.

PHASE 2  DISASSEMBLY AND STORAGE
• Carefully deconstruct stone blocks with power

tools without damage to the stone face and
edges. Photograph each stone at time of
removal to document condition. Note pieces
damaged during removal process.

• Reusable concrete blocks and caps will be
removed where possible. If reuse of salvaged
concrete blocks is not feasible due to material
failure, samples will assist with replication.

• Reusable blocks will be packaged in protective
material as required and crated for storage.

• The salvaged blocks will be stored in a secure
and dry storage facility on or off site.

PHASE 3  RESTORATION
• Removal of mortar remnants from stone blocks.

Cleaning of biological growth and other foreign
matter with water rinse and brushing. Major
cracks and broken units can be repaired with a
mineral-based restoration mortar, e.g. Jahn M160.

• Replace granite blocks damaged beyond repair
in kind.

• Replicate concrete blocks damaged beyond
repair in kind. Provide samples for review.
Concrete block veneer will sufice for the
construction of the new retaining wall as per
structural drawings.

• Stone restoration work will be carried out by a
qualiied mason.

PHASE 4  REINSTALLATION
• Transport catalogued and restored blocks to

site and install in their original location where
possible as per survey map.

• Mortar joints to closely match original.
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Proposed redevelopment scheme of the subject property and adjacent lot, which retains Robson Manor in situ (Omicron 2014). 
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5.2 FORM, SCALE AND MASSING

Robson Manor features a high-styled residential 
form, scale and massing, as expressed by its 
two and one-half storey plus full basement. The 
L-shaped layout is covered with a side gambrel 
roof and a gambrel roof at the north wing. The 
south-gabled façade with the front entrance of the 
house also features a grand porte-cochère. 

Additional architectural elements include a rear 
open porch with balcony above, and a roof patio 
above a one-storey extension on the east façade. 
The original two and one-half storey form, scale 
and massing of Robson Manor is a character-
deining element, and will be preserved. Later 
interventions consist of new shed dormers on 
the west and north elevations to increase the 
functional space of the third loor. The recent 
dormers are not visible from the street.

Presently Robson Manor utilizes four storeys from 
the basement to the remodelled attic space on 
the third loor for educational and administrative 
purposes. The increasing number of students 
requires additional space and the development 
scheme will provide the necessary facilities in a 
newly designed structure in contemporary design. 
This design approach ensures the preservation of 
the existing form, scale and massing of the historic 
Robson Manor and its heritage character. 

The proposed design with an underground parking 
facility and a new three-storey building with a 
recessed top loor is respectful to the historic 
appearance of Robson Manor. The original porte-
cochère may have to be carefully dismantled to 
allow for the construction for new underground 
parking and should be reinstated in its original 
location. The new inill structure with an L-shaped 
plan is detached from the historic house except 
for a modern glass walkway on the north façade, 
which will not be visible from the street. The 
new addition with its contemporary architectural 
expression will be distinguishable from the 
heritage house and thus aligns with national 
conservation recommendations. 

CONSERVATION RECOMMENDATION: 
REHABILITATION 
• Preserve the overall form, scale and massing of

the historic building.
• Alterations to the exterior elevations of the

historic building should be minimal and
sensitive to the historic character of the house.
Architectural elements such as the porte-
cochère may be temporarily removed and
reconstructed in their original location.

• The proposed new addition should be
distinguishable, compatible and subordinate in
its architectural expression in order to preserve
the heritage character and value of the historic
structure.
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1935 architectural drawings of the west and east façades [courtesy: Omicron].

WEST ELEVATION

EAST ELEVATION



DONALD LUXTON AND ASSOCIATES INC.  |  AUGUST 2014  29

CONDITION REVIEW AND
CONSERVATION RECOMMENDATIONS

5.3 FOUNDATION

The full-height basement was built with a concrete 
slab and poured-in-place concrete walls, which 
are according to the original design drawings 
typically 9¾ inch thick. The original drawings also 
indicate a 12” steel “I” beam in the former billiard 
room and a second “I” beam northwest staircase. 
Above grade the south and east foundation walls, 
and the west and north return walls are inished 
with granite cladding. The east elevation features 
a basement door with access to the parking lot. An 
original sawdust chute on the west elevation is still 
in place and closed with a steel cover. A visual 
review did not reveal any major issues with the 
existing foundation, but a structural assessment is 
recommended.

CONSERVATION RECOMMENDATION: 
REHABILITATION
• A structural assessment should be carried out to

determine the existing condition.
• Design structural or seismic upgrades so as to

minimize the impact to the character-deining 
elements. Any structural interventions should 
aim to preserve the exterior granite cladding. 

• Repair cracks in the concrete foundation walls
and clean granite cladding as required.

• To ensure the prolonged preservation of
the foundations, all landscaping should be 
separated from the foundations at grade by a 
course of gravel, which helps prevent splash 
back. 

Granite cladding on east elevation with new basement entrance door. Plastered concrete wall, rear elevation.
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5.4 EXTERIOR WALLS

Robson Manor features original wood-frame 
construction and the design is a good example 
of a Dutch Colonial Revival style residence. The 
exterior walls are presumably inished with original 
cedar shingles, a typical cladding for residences 
of this style. However, recent interventions 
included the installation of vinyl siding on top of 
the original shingles while original trim elements 
were retained. Vinyl cladding is not an acceptable 
material for historic buildings and will be carefully 
removed to reveal the original cedar shingles. 
The condition of the original shingles will then be 
reviewed and repairs carried out as required. This 
also allows a paint analysis of the historic paint 
colours on the exterior elevations.

CONSERVATION RECOMMENDATION: 
RESTORATION  
• Preserve the original wood-frame structure of

the historic building.
• The existing vinyl cladding should be carefully

removed with hand tools and without damage
to the historic cladding underneath.

• All exterior wood surfaces should be inspected
to determine the condition of the base material,
and should be repaired as required. If historic
fabric is too damaged to repair, then replace

in-kind with physically and visually consistent 
material to match original. New material 
should match existing in material, size, proile 
and thickness. All exterior surfaces should be 
cleaned and any loose paint sanded down to 
prepare for repainting.

• Remove paint samples to determine original
paint colour of the historic wooden siding.

• Cleaning procedures should be undertaken
with non-destructive methods. Areas with
biological growth should be cleaned using
a soft, natural bristle brush, without water,
to remove dirt and other material. If a more
intense cleaning is required, this can be
accomplished with warm water, mild detergent
(such as Simple Green) and a soft bristle
brush. High-pressure power washing, abrasive
cleaning or sandblasting should not be allowed
under any circumstances.

• Any original trim should be preserved, and new
material that is visually physically compatible
with the original should be installed when
original fabric is missing or too deteriorated to
be repaired. Combed and/or textured lumber,
ibre-cement or other cementitious boards are
not acceptable replacement materials for the
exterior façades.
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Robson Manor viewed from northwest with original rear porch, later concrete ramp, vinyl cladding, and third loor dormer.
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5.5 PORTE-COCHÈRE, REAR PORCH AND 
EAST ROOF PATIO
PORTE-COCHERE & ENTRANCE
The original front porte-cochère of Robson Manor 
allows vehicles to pass through while stopping for 
passengers to depart or alight. It is a signiicant 
architectural element of the house. Grouped square 
timber columns consisting of paired columns 
near the entrance and sets of three columns at the 
corner with decorative base and capitals rise above 
granite piers. Tapered beams on three sides support 
the built-up roof above. A wooden balustrade 
features a bottom rail, square pickets closed at 
the top with wooden drilled and scroll-cut slats, 
and a solid handrail. The balustrade also features 
wooden piers at each corner and above the paired 
columns.

While the timber columns and granite piers 
are seemingly in good condition, the wooden 
balustrade shows signs of deterioration including 
peeling paint, water staining and biological 
growth in some locations. It should be inspected, 
if the wooden elements show signs of rot. The 
original wooden sofit of the porte-cochère, 
presumably tongue-and-groove panels, is covered 
with unsympathetic vinyl cladding that should 
be removed. Later sofit-mounted light ixtures 
are not original and should be replaced with 
appropriate ixtures sympathetic to the historic 
character of the house. The porte-cochère is a 
very important heritage element of Robson Manor 
and may be temporarily dismantled to allow for 
the construction of the parking facility and later 
reinstated in its original location.  

Porte-cochère Front entrance with brick steps.
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The recessed front entrance consists of a wide 
brick stair with seven steps made of red-coloured 
rowlock bricks and grey cementitious grouting. 
The landing at the top is built with smooth, square 
clay tiles. Both, steps and landing, are covered 
with high-trafic carpet. New metal handrails 
painted black were recently installed in either 
side. Except for some accumulated dirt and minor 
mortar deterioration, the rowlock brick steps and 
tile landing are in good condition and only minor 
repairs are required. 

REAR PORCH & BALCONY
On the north elevation an original open porch with 
balcony above is principally intact while a new 
concrete ramp was constructed that required the 
removal of the west-facing balustrade section. 

33
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The rear porch consists of three square timber 
posts with decorative base and moulding, 
a simple picket balustrade with bottom and 
handrail, and timber beams supporting the 
balcony above. The original tongue-and-groove 
sofit and overhang are again covered with vinyl 
panels. 

The simple balustrade design with square posts 
repeats at the balcony above. The centre post is 
structurally supported with a metal bracket. The 
structural stability of the upper balustrade should 
be reviewed. Restricted access to the balcony and 
lack of maintenance are factors in the ongoing 
weathering of the wooden balustrade evident in 
deteriorating paint. The built-up roof appears to be 
in fair condition. 

Balcony with wooden balustrade above rear porch. Rear porch with concrete steps and ramp.
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EAST ROOF PATIO
On the east façade a roof patio above an original 
one-storey side elevation extension exists, 
but access is restricted. The original wooden 
balustrade follows the design of the porte-cochère 
balustrade with bottom and top rails, wooden 
posts, and square pickets with wooden drilled and 
scroll-cut slats. The condition of this balustrade is 
poor with deteriorating paint and moisture damage 
to the wooden elements. This includes back 
splash against the wooden posts and rotten wood 
at the bottom panels. Due to restricted access 
a close-up review was not possible. Organic 
debris from large trees in close proximity to the 
building accumulates on the built-up roof. A 
recent intervention is a new ire escape on the east 
side. Its structural support is mounted on the roof 
patio and the design of this staircase required the 
removal of a section of the original balustrade. 

34

Porte-cochère

East roof patio Balcony above rear porch



DONALD LUXTON AND ASSOCIATES INC.  |  AUGUST 2014  35

CONDITION REVIEW AND
CONSERVATION RECOMMENDATIONS

CONSERVATION RECOMMENDATION: 
RESTORATION  
• Review the condition of the original porte-

cochère and masonry front steps, rear porch
with balcony, and eastern roof patio.

• The existing vinyl cladding covering original
wooden sofits and overhangs should be
carefully removed with hand tools and without
damage to the original tongue-and-groove
panels underneath. Investigate the condition of
the original wooden sofit and overhang panels
and repair where required as advised by the
heritage consultant.

• If temporary removal of the porte-cochère is
required, photographically document, carefully
dismantle and label each element of the
structure. Store the salvaged elements in a dry
and secure location and restore deteriorated
elements prior to reconstruction in its original
location.

• Review the structural stability of the balustrades
of the rear balcony and east roof patio. Review
the condition of the built-up roofs and improve
slope to allow rainwater drainage if necessary.
Trim adjacent trees to minimize collection of
organic debris and clogging of gutters.

• Consider interventions to the original
balustrades of the rear porch and eastern roof
patio to meet code requirements in order
to allow safe access of users and regular
maintenance. This may include the design of
code compliant clear glass panels behind the
original balustrades.

• Cleaning procedures of wooden elements
should be undertaken with non-destructive
methods. Areas with biological growth should
be cleaned using a soft, natural bristle brush
and mild water rinse to remove dirt and other
material. High-pressure power washing,
abrasive cleaning or sandblasting should not be
allowed under any circumstances.

• Any elements that are too damaged to repair
will be replaced in-kind with physically and
visually consistent material to match original.

• Combed and/or textured lumber, ibre-
cement or other cementitious materials are
not acceptable replacement materials for the
exterior heritage elements on the house.

• New interventions on the rear (north) side, such
as a walkway connecting the historic building
with the new structure may be considered and
the design reviewed by the heritage consultant.
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5.6 WINDOWS & WINDOW TRIM

Robson Manor retained most of its original 
fenestration and features a variety of original 
windows including leaded glass windows with 
angled bottom frame and transoms in the main 
stairwell. This window coniguration features 
stained glass with shield motif. Further double-
hung wood-sash windows with multi-paned upper 
sashes and triple-assembly irst-storey windows 
with ixed, segmental arched central window sash 
lanked by double-hung wooden-sash windows are 
extant. The former billiard room features a variety 
of assemblies including large double-hung wood 
sash windows with multi-pane upper sashes on 
the front and east façades, and original leaded and 
stained glass hopper windows on the north façade. 
The windows in the former dance hall consist of 
narrow hopper windows. 

The north gable features a pair of horizontal 
twelve-paned windows. All original wood frame 
windows are character-deining elements of the 
historic house, and should be preserved. All 
original wood trim has been retained, and the 
original wood sash windows appear to be in fair 
to good condition. It seems that missing wood 
window shutters were replicated and installed on 
the street façade and on one wood-sash window 
on the west façade. These window shutters were 
part of the original design and further investigation 
is recommended to verify the condition of the 
existing shutters. 

Weathering and peeling paint of window sashes 
and sills are visible in many locations, and in 

some instances split sills are evident. The original 
wood-sash windows are in repairable condition 
and should be restored. New window units 
sympathetic in their design are installed on the 
recently rehabilitated third loor. These include 
single-hung wood-sash windows with multi-
paned upper sashes in the shed dormers and an 
awning window in the west gable. The new wood-
sash windows are in good condition and can be 
retained.

CONSERVATION RECOMMENDATION:
RESTORATION
• Preserve and restore all original wood windows, 

sills and trim in their original locations.
• Inspect for condition and complete detailed 

window inventory to determine extent of 
recommended repairs using in kind repair 
techniques where feasible.

• Review condition of existing shutters and 
determine if reuse if feasible.

• Retain historic glass, where possible. Where 
broken glass exists in historic wood-sash 
windows, the broken glass should be replaced. 
Replacement glass to be single glazing, and 
visually and physically compatible with 
existing.

• Overhaul, tighten and reinforce joints. Repair 
frame, trim and counterbalances. Each window 
should be made weather tight by re-puttying 
and weather-stripping as necessary.

• Window repairs should be undertaken by 
a restoration contractor skilled in heritage 
restoration. 

• Prime and repaint, based on colour schedule 
devised by Heritage Consultant. 
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Original wood-sash window with shutters.Deteriorating paint on wood sill and sash. 

Leaded and stained glass window in main stairwell.New wood-sash window in rear dormer.
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5.7 DOORS & DOOR TRIM
FRONT DOOR ASSEMBLY
Robson Manor features an original multi-pane, 
oak front door with multi-pane sidelights. All 
glass elements have a bevelled inish. The original 
hardware including Art-deco inspired face plate, 
interior glass door knobs, and the original brass 
number plate reading “101” mounted on the 
bottom rail of the front door are in place. However, 
the swing direction of the door was reversed to 
meet code requirements, and the original lock is 
still visible in the original frame. The original wide 
wooden trim with moulding is also extant. The 
historic oak door, side elements and frames show 
signs of weathering, particularly at the bottom. 
The original front door assembly and surrounding 
trim are character-deining elements of the historic 
house, and should be preserved. As part of the 
rehabilitation scheme, the original front door 
assembly and associated hardware and number 
plate will be retained and repaired.

SIDE AND REAR DOORS
The original side entrance on the west façade 
is extant and consists of an original multi-pane, 
oak door with bevelled glass and brass letter slot, 
surrounding wood trim, clay tile landing and 
rowlock brick steps. Later interventions included a 
reverse door swing direction, a panic bar and new 
metal handrails on the brick stair. The door is in 
good condition and will be retained and repaired 
as necessary. The brick steps are in fair condition 
and require replacement of missing bricks, 
cleaning and repointing.

The original nine-paned, oak doors with 
bevelled glass and surrounding trim providing 
access to the rear porch and balcony above are 
extant. The doors were upgraded to meet code 
requirements. 

The east façade received a new basement ood 
door with outward swing, which replaced the 
original multi-pane, oak door. Also a new exit door 

Original front door assembly.
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with one glass panel on the rehabilitated third loor 
provides access to the recently constructed ire 
escape stair and replaced an original horizontal 
twelve-paned window. Both doors are not 
sympathetic to the historic character of the house 
and should be replaced with more suitable doors.

CONSERVATION RECOMMENDATION: 
RESTORATION
• Retain door openings in their original locations.
• Restore original multi-pane, wooden front door 

with multi-pane sidelights and original side 
and rear doors. Upgrade doors to meet code 
requirements.

• All original oak doors should be stained and 
varnished.

• Any new doors should be visually compatible 
with the historic character of the house. 

Original wood door, west entrance.                    Multi-pane door to roof patio, east elevation.            New door to ire escape, third loor.

Example of original door trim and later vinyl cladding.
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5.8 ROOF & RAINWATER DRAINAGE

The original side gambrel roof with rear gambrel 
roof, gabled front entrance, and Dutch roofs on 
the east, north and west façades are principally 
intact. New shed dormers were recently built on 
the west and north elevations. These alterations 
are not visible from the street and increase the 
functional space on the top loor. The original 
roof cover was cedar shingles (“No. 1 Perfection 
Shingles” according to the architectural drawings) 
and consists now of grey asphalt shingles, which 
show some signs of deterioration and weathering. 
The roof in its original coniguration is a character-
deining element, and should be preserved. The 
additional dormers and can be retained.

The original tongue-and-groove roof sofits and 
the original fascia and bargeboards are covered 
with vinyl cladding. The later cladding should be 
removed and the original materials restored. New 
aluminum gutters and downspouts are installed 
and are in good working order. Some organic 
debris is collecting in the gutters and clogging the 
downspouts. 

CONSERVATION RECOMMENDATION: 
REHABILITATION
• Preserve the roof structure in its current

coniguration including later shed dormers.
• The existing vinyl cladding should be carefully

removed with hand tools and without damage 
to the historic wooden roof elements. All 
exterior wood roof elements should be 
inspected to determine the condition of the 
base material, and should be repaired as 
required. If historic fabric is too damaged to 
repair, then replace in-kind with physically and 
visually consistent material to match original. 
All exterior surfaces should be cleaned and 
any loose paint sanded down to prepare for 
repainting.

• Cleaning procedures should be undertaken
with non-destructive methods. Areas with 
biological growth should be cleaned using 
a soft, natural bristle brush, without water, 
to remove dirt and other material. If a more 
intense cleaning is required, this can be 
accomplished with warm water, mild detergent 
(such as Simple Green) and a soft bristle 
brush. High-pressure power washing, abrasive 

Missing vinyl panels exposing original T&G sofit; aluminum gutter. Vinyl bargeboard.
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cleaning or sandblasting should not be allowed 
under any circumstances.

• Any original wooden roof elements should be
preserved, and new material that is visually 
physically compatible with the original should 
be reinstated when original fabric is missing 
or in areas of new construction. Combed and/
or textured lumber, ibre-cement or other 
cementitious boards are not acceptable 
replacement materials for the exterior façades.

• If required, rooing membrane and shingles
may be rehabilitated. Cedar roof shingles are 
the preferred material, but Duroid shingles may 
be acceptable. 

• Inspect condition of existing rainwater disposal
system and repair or replace as required. 
Ensure that organic debris is removed and 
rainwater can low freely. Ensure proper 
drainage from the site is maintained at all 
times. Paint all drainage system elements that 
are to be retained according to colour schedule 
devised by Heritage Consultant. If gutters and 
downspouts are to be replaced, closely match 
wall shingle colour.

5.9 CHIMNEY

The house features two original brick chimneys, 
one internal in the north wing and one external on 
the rear façade. Both chimneys are built with red 
bricks and corbelling at the top. The condition of 
the existing metal lashings should be reviewed. 
The visual review noted growth of moss and 
environmental dirt on both chimneys. Further 
investigation of the condition of the mortar joints 
should be carried out and repairs undertaken 
where necessary. The chimneys will be retained 
and restored.

CONSERVATION RECOMMENDATION: 
RESTORATION
• Preserve both brick chimneys in situ.
• Review materials condition once scaffolding

is in place and clean brickwork. Remove
biological growth and environmental dirt with
soft bristle brushes and mild water rinse. Do
not use abrasive cleaning methods such as
sandblasting.

• Repoint to match existing proile, colour and
mortar consistency. Repair metal lashings.

Metal lashing at external chimney.Internal chimney with corbelling and asphalt rooing shingles.



&DONALD LUXTON 
ASSOCIATES

ROBSON MANOR  |  CONSERVATION PLAN42

5.10 FIRE ESCAPE

A new ire escape stair was recently added to the 
east elevation and provides a second means of 
egress from the classrooms on the remodelled third 
loor. It has a minimal visual impact on the historic 
character of the building when viewed from the 
street as mature trees conceal the exterior stair. 
The installation required the removal of an original 
balustrade section of the eastern roof patio. As the 
new ire escape is in very good condition, it can be 
retained if desired.

CONSERVATION RECOMMENDATION: 
RETENTION OR REPLACEMENT
• The existing ire escape stair can be retained,

or replaced if desired. Heritage Consultant 
to review proposed design drawings if 
replacement is considered.

East roof patio with removed original balustrade section.
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Northeast elevations of Robson Manor with new ire escape stair, new dormer on the third loor, and modular classrooms.
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5.11 EXTERIOR COLOUR SCHEDULE 

Part of the restoration process is to inish the 
building in historically appropriate paint colours. 
The following preliminary colour scheme has been 
derived by the Heritage Consultant, based on on-
site paint sampling that were accessible during the 
site review and microscopic paint analysis. The 
colours have been matched to Benjamin Moore’s 
Historical True Colours Palette. 

Further onsite analysis is required for inal colour 
conirmation once access is available. Prior to inal 
paint application, samples of these colours should 
be placed on the building to be viewed in natural 
light. Final colour selection can then be veriied. 
Matching to any other paint company products 
should be veriied by the Heritage Consultant.

PRELIMINARY COLOUR SCHEDULE
Benjamin Moore’s Historical True Colours Palette

Location Benjamin Moore Historical True Colours
Colour                       Code Finish

Cedar shingles Oxford Ivory VC-1 Acrylic Latex Eggshell

Wooden columns, posts, balustrades, sofits Oxford Ivory VC-1 Acrylic Latex Semi-gloss

Window sashes Vancouver Green VC-20 Acrylic Latex Eggshell

Window frames, trim, sills Oxford Ivory VC-1 Acrylic Latex Eggshell

Wood shutters Vancouver Green VC-20 Acrylic Latex Eggshell

Bargeboards, fascia boards, moulding Oxford Ivory VC-1 Acrylic Latex Semi-gloss

Oak doors As per existing inish - -

Gutters, downspouts to closely match Oxford Ivory VC-1 -

New metal handrails Gloss Black VC-35 Acrylic Latex Eggshell

Brick chimneys, brick steps unpainted - -

Concrete foundation to match concrete colour - -

Fire escape stair Retain as is or revise in consul-
tation with Heritage Consultant

- -

BM Oxford Ivory VC-1 BM Vancouver Green VC-20
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CONSERVATION RECOMMENDATION: 
RESTORATION 
• Restore the original inish, hue and placement

of applied colour.
• Complete all basic repairs and restoration,

and remove surface dust and grime before
preparing, priming and painting. Be sure that
all surfaces to be painted are thoroughly dry.

• Scrape and sand painted surfaces only as deep
as necessary to reach a sound base. Do not
strip all previous paint except to repair base-
material decay.

• Remove deteriorated paint that is not adhered
to the wood.

• Remove dust and dirt with the gentlest method
possible such as low-pressure (hose pressure)
water washing, with soft natural brushes or
putty knives.

• Paint all areas of exposed wood elements
with primer. Select an appropriate primer for
materials being painted (e.g. if latex paint is
used over original oil paint, select an oil-based
primer).

• Re-apply colours using architectural trim
wrap, in which colour is applied to give a
three-dimensional appearance to the surfaces
by wrapping the applied colour around their
edges.
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1935 SECOND FLOOR PLAN, DOMINION CONSTRUCTION [COURTESY: OMICRON]
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6.1 CONSERVATION STRATEGY 

Robson Manor retains a high level of historic 
integrity including interior architectural features 
that date to the original construction. These 
features are speciically listed as character-deining 
elements and include:

• original room conigurations
• main loor front parlour with mahogany trim,

tiled ireplace and coved, plaster ceilings with
plaster medallions

• main loor dining room with mahogany
panelling and cast plaster ceiling

• main entry hall with French doors with
bevelled glass and rosettes between the panes

• quarterpace, front hall staircase with turned
balusters and oak wainscoting

• other rooms with oak and ir trim
• Art Deco style chandeliers and wall sconces
• oak loors with inlay patterns
• original cast iron radiators with ir radiator

covers
• two mosaic-tiled bathrooms on the second

loor with original ixtures
• original doors and hardware

This is not an exhaustive list of interior heritage 
elements. The overall conservation strategy is for 
the preservation and restoration of interior heritage 
features while undertaking necessary interior work 
with minimal impact on these elements.

Parks Canada’s Standards and Guidelines for the 
Conservation of Historic Places in Canada provide 
a list of considerations for the conservation of 
interior heritage features that are identiied as 
character-deining elements:

HEALTH, SAFETY AND SECURITY CONSIDERATIONS
• Upgrading interior features to meet health,

safety and security requirements, in a manner 
that preserves the existing feature and 
minimizes impact on its heritage value. 

• Working with code specialists to determine the
most appropriate solution to health, safety and 
security requirements with the least impact on 
the character-deining elements and overall 
heritage value of the historic building. 

• Exploring all options for modiications to
existing interior features to meet functional 
requirements prior to considering removal or 
replacement. 

• Removing or encapsulating hazardous
materials, such as friable asbestos insulation, 
using the least-invasive abatement methods 
possible, and only after thorough testing has 
been conducted. 

• Installing sensitively designed ire-suppression
systems that retain character-deining elements 
and respect heritage value. 

Proposed interior alterations should be reviewed 
by the Heritage Consultant before work 
commences.

6.0  CONSERVATION RECOMMENDATIONS - 
INTERIOR ELEMENTS
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LOWER HALL CLASSROOM 1CLASSROOM 2

BASEMENT PLAN
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6.2 BASEMENT

An original oak staircase from the central 
hallway leads to the full-height basement level 
with a basically intact layout. Another original 
service staircase at the northwest corner is also 
in place. Historically the basement was divided 
into a primary space used for entertainment 
purposes including a lower hall, dance hall and 
billiard room, and a service area in the rear with 
laundry, sawdust storage and boiler room.

The basement was partially rehabilitated in the 
past and the main interior heritage features are 
located in the lower hall and former billiard room 
(now Classroom 1).

LOWER HALL
The lower hall features some interior elements 
including wainscotting, oak door frames, and 
hardwood loor.

CLASSROOM 1  (former Billiard Room)
The former billiard room contains original built-in 
shelves with a granite ireplace in the centre and 
loor-to-ceiling oak wainscotting. 

CLASSROOM 2  (former Dance Hall)
The interior inishes of the former dance hall were 
completely removed in the past including the 
loor-to-ceiling mahogany cladding as indicated 
in the original architectural drawings. The only 
surviving elements are oak baseboards and coved 
ceiling.

CONDITION REVIEW AND
CONSERVATION RECOMMENDATIONS
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EXAMPLES OF INTERIOR FEATURES
• Reception with oak loor and coat

checks
• Art Deco style chandeliers
• Coved plaster ceiling
• Plaster medallions
• Oak loor with inlay patterns
• Cast iron radiators
• Quarterpace, front hall staircase with

turned balusters
• French doors with bevelled glass
• Mahogany wainscotting (some damage)
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6.3 MAIN FLOOR

Robson Manor features on the irst and second 
loors important interior elements that date to the 
original construction. These include among others 
original wood loors with inlay patterns, wood 
wainscotting and plaster ceiling inishes, Art Deco 
style chandeliers and wall scones, built-in dining 
room china cabinet and sideboard, original cast 
iron radiators with ir radiator covers, wooden 
doors with glass door knobs and surrounding 
trim. Later interventions were carried out in some 
locations to improve the functional needs or code 
requirements. 

On the main loor, important interior heritage 
features include the mostly intact original room 
coniguration.

ENTRANCE HALL
The entrance hall retained the original inlaid oak 
loor, oak wainscotting and original light ixtures. 
The front hall staircase with turned balusters and 
wainscotting of blonde-coloured wood is an 
important interior feature. Characteristic are also 
French oak doors with bevelled glass to each side 
leading to the former living room and the former 
dining room. The front entry door assembly is an 
important feature and described in Section 5.7 
Doors & Door Trim.

CLASSROOM 1  (former Living Room)
Several original features of the former main 

living room are intact including inlaid oak loor, 
mahogany wainscotting on the south and east 
walls, plastered cove ceiling and three plaster 
medallions. An original ireplace on the north side 
with tiled breast and hearth, wooden mantle and 
mahogany trim. Also ir radiator covers are in situ.

CLASSROOM 2  (former Dining Room)
The former dining room preserved mahogany 
wainscotting and trim, plaster cove and a plaster 
medallion. The mahogany wainscotting shows 
some damage and should be restored. No original 
light ixtures are extant.

OFFICE  (former Ofice)
The ofice at the southwest corner features an 
original light ixtures and oak wainscotting

STAFF ROOM  (former Kitchen)
The former staff room was completely converted 
to a kitchen and no original interior features are 
extant.

RECEPTION  (former Cloakroom)
The original oak loor and coat checks survived, 
but other wall inishes and the ceiling are presently 
covered with faux wood panels. These should be 
removed and the original inishes restored to their 
original appearance. 

WASHROOMS
The washrooms were remodelled and do not have 
interior heritage features.

CONDITION REVIEW AND
CONSERVATION RECOMMENDATIONS
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EXAMPLES OF INTERIOR FEATURES
• Oak doors, trim baseboard, wainscotting, loor
• Plaster ceiling with crown moulding
• Art Deco style chandeliers and wall sconces, doorknobs
• Mosaic-tiled bathrooms with original ixtures
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6.4 SECOND FLOOR

The second loor was originally designed with 
six bedrooms and adjoining walk-in-closets, two 
maid’s bedrooms with walk-in-closets, two main 
bathrooms and one smaller rear bathroom, and a 
linen room. Three staircases existed on this loor 
consisting of the main stairwell from the entrance 
hall, a rear service staircase, and a staircase to the 
attic, which was later remodelled to classrooms 
and the staircase enclosed. Instead the rear 
staircase was remodelled  provides now access to 
the third loor (former attic) and a new exterior ire 
escape was built on the east side.

The original layout of the second loor is 
principally extant except for the removal of some 
partition walls between adjoining bedrooms and 
walk-in-closets to increase the sizes of classrooms. 
The linen room was converted to a modern 
bathroom and the rear bathroom modernized. 

Throughout the second loor all original oak 
doors with original hardware and door knobs, 
surrounding oak trim, oak loors, and original 
cast-iron radiators are in situ. The second loor is 
sprinklered.

UPPER HALL
Original interior elements of the upper hall consist 
of oak wainscotting and oak loor with inlay, 
plaster cove and ceiling, ceiling lights ixtures and 
two scones. The second handrail of the original 
staircase was added later. 

CLASSROOM 1 (combined old BR no. 1 and 2)
The original oak loors of this classroom are 
covered with laminated looring while the original 
oak trim was retained.

BATHROOMS
The original design and inishes of the two main 
bathrooms are basically intact. Original elements 
of the eastern bathroom consist of a pedestal sink 
and tub, three-coloured loor tiles with border, and 
polychrome wall tiles with border. Art Deco style 
wall and ceiling light ixtures are also original. The 
adjoining bathroom features original pedestal sink 
and shower, polychrome loor and wall tiles with 
borders, and Art Deco style wall and ceiling light 
ixtures. 

CLASSROOM 2 (combined old BR no. 3 and 4)
The combined former bedrooms feature oak loors 
with inlays and trim. 

CLASSROOM 3 (combined old BR no. 5 and old 
Maiden’s BR no. 8)
The combined former bedrooms feature oak loors 
with inlays and trim. 

LIBRARY (combined old BR no. 6 and Maiden’s BR 
no. 7)
Merging the former bedroom no. 6 with the maids’ 
bedroom no. 7 and closet created a new library. A 
section of the interior brick chimney is visible. The 
original inlaid oak loor and trim of bedroom no. 
6 was retained while original light ixtures were 
replaced with modern ixtures.

CONDITION REVIEW AND
CONSERVATION RECOMMENDATIONS
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6.5 THIRD FLOOR

The former attic space was recently rehabilitated 
and received two new shed dormers to increase 
the functional space for educational purposes. 

New skylights in the hallway were installed to 
provide additional natural light. The skylights are 
not visible from the street and can be retained. 

The only signiicant heritage features of the third 
loor are windows, which are described in Section 
5.6 Windows & Window Trim. All interior elements 
are new.



DONALD LUXTON AND ASSOCIATES INC.  |  AUGUST 2014  57

INTRODUCTIONA
AD

55

6.6 CONSERVATION RECOMMENDATIONS – 
INTERIOR ELEMENTS

The proposed interior design should aim to 
preserve or restore character-deining elements in 
their original locations. Only if interventions are 
required to satisfy structural, electrical, mechanical 
or code requirements or to meet modern user 
needs, they should be careful designed and interior 
features salvaged and reinstated in their original 
locations. 

The primary conservation strategy should be to 
minimize interventions that could potentially 
damage character-deining elements and surviving 
interior features.

CONSERVATION RECOMMENDATION: 
PRESERVATION & RESTORATION
• The existing layout of the main and second

loors should be preserved. 
• The coniguration of the basement and attic

space may be rehabilitated.
• Original interior inishes, light ixtures, doors

including hardware and door knobs and 
surrounding trim, original wall and loor tiles, 
original bathroom ixtures and other interior 
character-deining elements should be retained 
and restored where required.

• Remove later wall and ceiling inishes that are
not sympathetic to the historic character of the 
interior and restore to original appearance.

• Proposed interventions to the loor plans and
original features should be reviewed by the 
Heritage Consultant.

• Review and repair ire suppression system as
required.

CONDITION REVIEW AND
CONSERVATION RECOMMENDATIONS
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A Maintenance Plan should be adopted by the 
property owner, who is responsible for the long-
term protection of the heritage features of the 
historic building. The Maintenance Plan should 
include provisions for:

• Copies of the Maintenance Plan and this
Conservation Plan to be incorporated into the
terms of reference for the management and
maintenance contract for the building;

• Cyclical maintenance procedures to be
adopted as outlined below;

• Record drawings and photos of the building
to be kept by the management / maintenance
contractor; and

• Records of all maintenance procedures to be
kept by the owner.

A thorough maintenance plan will ensure the 
integrity of Robson Manor  is preserved. If 
existing materials are regularly maintained and 
deterioration is signiicantly reduced or prevented, 
the integrity of materials and workmanship of the 
building will be protected. Proper maintenance is 
the most cost effective method of extending the life 
of a building, and preserving its character-deining 
elements. The survival of historic buildings in good 
condition is primarily due to regular upkeep and 
the preservation of historic materials. 

7.1 MAINTENANCE GUIDELINES 

A maintenance schedule should be formulated that 
adheres to the Standards and Guidelines for the 
Conservation of Historic Places in Canada (2010). 
As deined by the Standards and Guidelines, 
maintenance is deined as: 

• Routine, cyclical, non-destructive actions
necessary to slow the deterioration of a historic
place. It entails periodic inspection; routine,
cyclical, non-destructive cleaning; minor
repair and reinishing operations; replacement
of damaged or deteriorated materials that are
impractical to save.

The assumption that newly renovated buildings 
become immune to deterioration and require 
less maintenance is a falsehood. Rather, 
newly renovated buildings require heightened 
vigilance to spot errors in construction where 
previous problems had not occurred, and where 
deterioration may gain a foothold.

Routine maintenance keeps water out of the 
building, which is the single most damaging 
element to a heritage building. Maintenance also 
prevents damage by sun, wind, snow, frost and all 
weather; prevents damage by insects and vermin; 
and aids in protecting all parts of the building 
against deterioration. The effort and expense 
expended on an aggressive maintenance will not 
only lead to a higher degree of preservation, but 
also over time potentially save large amount of 
money otherwise required for later repairs. 

7.2 PERMITTING

Once the project is completed, any repair 
activities, such as simple in-kind repair of 
materials, should be exempt from requiring 
municipal permits. Other more intensive activities 
will require the issuance of a Heritage Alteration 
Permit. 

7.0 MAINTENANCE PLAN



DONALD LUXTON AND ASSOCIATES INC.  |  AUGUST 2014  

7.3 ROUTINE AND CYCLICAL CLEANING

Following the Standards and Guidelines for the 
Conservation of Historic Places in Canada, be 
mindful of the principle that recommends “using 
the gentlest means possible”. Any cleaning 
procedures should be undertaken on a routine 
basis and should use non-destructive methods. 
Exterior elements are usually easily cleaned, 
simply with a soft, natural bristle brush, without 
water, to remove dirt and other material. If a 
more intensive cleaning is required, this can be 
accomplished with warm water, mild detergent 
and a soft bristle brush. High-pressure washing, 
sandblasting or other abrasive cleaning should not 
be undertaken under any circumstances.

7.4 REPAIRS AND REPLACEMENT OF 
DETERIORATED MATERIALS

Interventions such as repairs and replacements 
must conform to the Standards and Guidelines. 
The building's character-deining elements – 
characteristics of the building that contribute 
to its heritage value (and identiied in the 
Statement of Signiicance) such as materials, 
form, coniguration, etc. - must be conserved, 
referencing the following principles to guide 
interventions:

• An approach of minimal intervention must be
adopted - where intervention is carried out it
will be by the least intrusive and most gentle
means possible.

• Repair rather than replace character-deining
elements.

• Repair character-deining elements using
recognized conservation methods.

• Replace 'in kind' extensively deteriorated or
missing parts of character-deining elements.

• Make interventions physically and visually
compatible with the historic place.

7.5 INSPECTIONS

Inspections are a key element in the maintenance 
plan, and should be carried out by a qualiied 
person or irm, preferably with experience in the 
assessment of heritage buildings. These inspections 
should be conducted on a regular and timely 
schedule. The inspection should address all aspects 
of the building including exterior, interior and 
site conditions. It makes good sense to inspect 
a building in wet weather, as well as in dry, in 
order to see how water runs off – or through – a 
building.

From this inspection, an inspection report should 
be compiled that will include notes, sketches and 
observations. It is helpful for the inspector to have 
copies of the building's elevation drawings on 
which to mark areas of concern such as cracks, 
staining and rot. These observations can then 
be included in the report. The report need not 
be overly complicated or formal, but must be 
thorough, clear and concise. Issues of concern, 
taken from the report should then be entered 
in a log book so that corrective action can be 
documented and tracked. 
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An appropriate schedule for regular, periodic 
inspections would be twice a year, preferably 
during spring and fall. The spring inspection should 
be more rigorous since in spring moisture-related 
deterioration is most visible, and because needed 
work, such as painting, can be completed during 
the good weather in summer. The fall inspection 
should focus on seasonal issues such as weather-
sealants, mechanical (heating) systems and 
drainage issues. Comprehensive inspections should 
occur at ive-year periods, comparing records 
from previous inspections and the original work, 
particularly in monitoring structural movement and 
durability of utilities. Inspections should also occur 
after major storms. 

7.6 INFORMATION FILE 

The building should have its own information ile 
where an inspection report can be iled. This ile 
should also contain the log book that itemizes 
problems and corrective action. Additionally, 
this ile should contain building plans, building 
permits, heritage reports, photographs and other 
relevant documentation so that a complete 
understanding of the building and its evolution is 
readily available, which will aid in determining 
appropriate interventions when needed. The ile 
should also contain a list outlining the inishes and 
materials used, and information detailing where 
they are available (store, supplier). The building 
owner should keep on hand a stock of spare 
materials for minor repairs. 

LOG BOOK
The maintenance log book is an important 
maintenance tool that should be kept to record 
all maintenance activities, recurring problems 
and building observations and will assist in the 
overall maintenance planning of the building. 
Routine maintenance work should be noted 
in the maintenance log to keep track of past 
and plan future activities. All items noted on 
the maintenance log should indicate the date, 
problem, type of repair, location and all other 
observations and information pertaining to each 
speciic maintenance activity. Each log should 
include the full list of recommended maintenance 
and inspection areas noted in this Maintenance Plan, 
to ensure a record of all activities is maintained.  

A full record of these activities will help in 
planning future repairs and provide valuable 
building information for all parties involved in 
the overall maintenance and operation of the 
building, and will provide essential information 
for long term programming and determining of 
future budgets. It will also serve as a reminded to 
amend the maintenance and inspection activities 
should new issues be discovered or previous 
recommendations prove inaccurate. 

The log book will also indicate unexpectedly 
repeated repairs, which may help in solving more 
serious problems that may arise in the historic 
building. The log book is a living document that 
will require constant adding to, and should be 
kept in the information ile along with other 
documentation noted in section 7.6 Information 
File. 



DONALD LUXTON AND ASSOCIATES INC.  |  AUGUST 2014  59

7.7 MAINTENANCE SCHEDULE

Water, in all its forms and sources (rain, snow, 
frost, rising ground water, leaking pipes, back-
splash, etc.) is the single most damaging element 
to historic buildings. 

The most common place for water to enter a 
building is through the roof. Keeping roofs repaired 
or renewed is the most cost-effective maintenance 
option. Evidence of a small interior leak should 
be viewed as a warning for a much larger and 
worrisome water damage problem elsewhere and 
should be ixed immediately.

INSPECTION CHECKLIST

The following checklist considers a wide range 
of potential problems speciic to Robson Manor, 
such as water/moisture penetration, material 
deterioration and structural deterioration. 

EXTERIOR INSPECTION

Foundation / Perimeter Wall
• Moisture: Is rising damp present?
• Is there back splashing from ground to

structure?
• Is any moisture problem general or local?
• Is spalling from freezing present? (Flakes or

powder?)
• Is eflorescence present?
• Are there shrinkage cracks in the foundation?
• Are there movement cracks in the foundation?
• Is crack monitoring required?

Windows
• Is there glass cracked or missing?
• Are the seals of double glazed units effective?
• If the glazing is puttied has it gone brittle and

cracked? Fallen out? Painted to shed water?
• If the glass is secured by beading, are the beads

in good condition?
• Is there condensation or water damage to the

paint?
• Are the sashes easy to operate? If hinged, do

they swing freely?
• Is the frame free from distortion?
• Do sills show weathering or deterioration?
• Are drip mouldings/lashing above the windows

properly shedding water?
• Is the caulking between the frame and the

cladding in good condition?

Doors
• Do the doors create a good seal when closed?
• Do locks and latches work freely?
• If glazed, is the glass in good condition? Does

the putty need repair?
• Are door frames wicking up water? Where?

Why?
• Are door frames caulked at the cladding? Is the

caulking in good condition?

Roof
• Are there water blockage points?
• Is the leading edge of the roof wet?
• Are there blisters or slits in the membrane?
• Are lashings well positioned and sealed?

MAINTENANCE PLAN
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INTERIOR INSPECTION

Basement
• Are there signs of moisture damage to the

walls? Is masonry cracked, discoloured, 
spalling? 

• Is wood cracked, peeling rotting? Does it
appear wet when surroundings are dry?

• Are there signs of past looding, or leaks from
the loor above? Is the loor damp?

• Are walls even or buckling or cracked? Is the
loor cracked or heaved?

MAINTENANCE PROGRAMME 

INSPECTION CYCLE

Daily
• Observations noted during cleaning (cracks;

damp, dripping pipes; malfunctioning 
hardware; etc.) to be noted in log book or 
building ile.

Semi-annually
• Semi-annual inspection and report with special

focus on seasonal issues.
• Thorough cleaning of drainage system to cope

with winter rains and summer storms
• Check condition of weather sealants (Fall).
• Clean the exterior using a soft bristle broom/

brush.

Annually (Spring)
• Inspect concrete for cracks, deterioration.
• Inspect metal elements, especially in areas that

may trap water.
• Inspect windows for paint and glazing

compound failure, corrosion and wood decay
and proper operation.

• Complete annual inspection and report.
• Touch up worn paint on the building's exterior.
• Routine cleaning, as required.

Five-Year Cycle
• A full inspection report should be undertaken

every ive years comparing records from 
previous inspections and the original work, 
particularly monitoring structural movement 
and durability of utilities.

• Repaint windows every ive to ifteen years.

Ten-Year Cycle
• Check condition of roof every ten years after

last replacement.

Twenty-Year Cycle
• Conirm condition of roof and estimate

effective lifespan. Replace when required.

Major Maintenance Work (as required)
• Replacement of deteriorated building materials

as required.
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INTRODUCTIONAPPENDIX:
RESEARCH SUMMARY

NAME: John G. and Jean Robson Residence; 
Robson Manor; “Rosegarth”

ADDRESS: 101 Third Street, New Westminster

ORIGINAL OWNER: John Goodfellow Robson 
and Jean Robson

CONSTRUCTION DATE: 1935

DESIGNER: Sydney Arnold Lake, Dominion 
Construction

CONTRACTOR: Dominion Construction Company

SOURCES
• Heritage Resource Inventory: Vol. 2, August 15,

1986, revised March 1989, page 62.
• J.D. Scott, “Once in the Royal City,” page 127.
• For Dominion Construction: Donald Luxton,

“Building the West: The Early Architects of
British Columbia,” Talonbooks, Vancouver,
2007, 2nd ed.: Bentall Archives; Bentall, The
Charles Bentall Story; Business Leaders of the
Century, pp.38-39 (Business in Vancouver
Supplement to Issue 529A, 1999); Sean
Rossiter, “The Company That Built Vancouver”
(Western Living, June, 1986, pp.32 h-p); CVA
Plans; and Vancouver building permits.

HISTORIC PHOTOGRAPH
• NWPL #1088 - 1976

BC VITAL EVENTS
• Marriage: Groom Name: Robson, James

Goodfellow; Bride Name: Law, Jeannie
Robinson; Date: October 25, 1911; Vancouver;
Registration Number: 1911-09-066272.

• Death: Robson, Jean Robertson; Age: 68; Date:
May 7, 1956; New Westminster; Registration
Number: 1956-09-005623

• Death: Robson, James Goodfellow; Age: 71;
Date: March 21, 1959; New Westminster;
Registration Number: 1959-09-004279.

• Death: Lake, Sydney Arnold; Age: 61; Date:
March 17, 1945; Vancouver; Registration
Number: 1945-09-659080.

RESEARCH SUMMARY
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APPENDIX 3 

CONFIRMATION OF COMMITMENT BY REGISTERED PROFESSIONAL 

Date: _________________ 

City of New Westminster 
511 Royal Avenue 
New Westminster, B.C. V3L 1H9 
Attention: Director of Development Services 

Re: Heritage Revitalization Agreement for ___________________  

The undersigned hereby undertakes to be responsible for field reviews of the construction carried out 
at  the  captioned  address  for  compliance  with  the  requirements  of  Appendix  2  of  the  Heritage 
Revitalization  Agreement  applicable  to  the  property,  which  the  undersigned  acknowledges  having 
received and  reviewed, and undertakes  to notify  the City of New Westminster  in writing as soon as 
possible  if  the undersigned’s contract  for  field review  is  terminated at any  time during construction. 
This letter is not being provided in connection with Part 2 of the British Columbia Building Code, but in 
connection only with the requirements of the Heritage Revitalization Agreement. 

__________________________________ 
Registered Professional’s Name 

__________________________________ 
Address 

__________________________________ 
Telephone No.  Signature and Seal 
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APPENDIX 4 

CERTIFICATION OF REGISTERED PROFESSIONAL 

Date: _______________ 

City of New Westminster 
511 Royal Avenue 
New Westminster, B.C. V3L 1H9 
Attention: Director of Development Services 

Re: Heritage Revitalization Agreement for ________________________ 

I hereby give assurance that I have fulfilled my obligations for field review as indicated in my letter to 
the City of New Westminster dated _________________  in  relation  to  the  captioned property, and 
that the architectural components of the work comply in all material respects with the requirements of 
Appendix 2 of the Heritage Revitalization Agreement referred to in that letter. This letter is not being 
provided in connection with Part 2 of the British Columbia Building Code, but in connection only with 
the requirements of the Heritage Revitalization Agreement. 

__________________________________ 
Registered Professional’s Name 

__________________________________ 
Address 

__________________________________ 
Telephone No.  Signature and Seal 
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APPENDIX 5 

20 ZONING REGULATIONS APPLICABLE TO LANDS 

Permitted Uses 

1. The following uses and no others shall be permitted on the Lands:

(a) Child Care; 

(b) A private school with a maximum of 450 students; 

(c) A housing unit for the accommodation of a caretaker, or a staff member of the school, 
provided that a restrictive covenant is registered against the title of the Lands in favour 
of the City to ensure that the housing unit remains in the designated use;  

(d) Accessory buildings and uses provided that all accessory buildings: 

(i) shall  not  exceed  one  storey  nor  a  height  of  15  feet  (4.57 metres) measured 
from the finished floor of a building; 

(ii) shall not be located in the required front yard; 

(iii) shall not be located closer than 2 feet (0.68 metres) from a side site line; 

(iv) shall not be located closer than 5 feet (1.52 metres) from a rear site line; 

(v) shall  not  be  located  closer  than  10  feet  (3.05  metres)  from  a  window  of  a 
habitable room; 

(vi) shall not occupy more than ten percent (10%) of the site; 

(vii) are  used  solely  for  recreation  or  child  care  purposes,  and  if  attached  to  a 
principal building shall be deemed to be an accessory building; 

(viii) shall be  located not  closer  than a distance of 15  feet  (4.57 metres)  from  the 
corner of a site at the intersection of a street or lane. 

Front Yard 

2. A front yard shall be provided of not less than 25 feet (7.62 metres) in depth.

Rear Yard 

3. A rear yard shall be provided of not less than 6.56 feet (2.00 metres) in depth.

Side Yards 

4. A side yard shall be provided of not less than 2 feet (0.60 metres metres) in width on the side
yard bounded by Manitoba Street and not less than 0 feet (0.00 metres) in width on the south
side yard.
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Height 

5. The height of  the building above datum shall not exceed  three storeys or 40.93  feet  (12.475
metres).

6. The peak of any roof shall not exceed 40 feet (12.2 metres).

Site Coverage 

7. All principal buildings  in  total  shall not  cover more  than  forty‐two percent  (42%) of  the  site
area.

Floor Space Ratio 

8. The floor space ratio shall not exceed a factor of 1.49.

Off‐Street Parking and Loading 

9. 0.5 off‐street parking spaces for each teaching or administrative space shall be provided.

10. A minimum of 25 long‐term bicycle spaces shall be provided.

11. The off‐street loading space shall be a minimum of 17.38 ft (5.3 m) in length.
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APPENDIX 6 

APPROVED DESIGN PLANS FOR NEW BUILDING 
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Appendix B

Offical Community 

Plan Amendment 

Bylaw No. 7753, 2015



Document #: 673454 

CORPORATION OF THE CITY OF NEW WESTMINSTER 

BYLAW NO. 7753, 2015 

A Bylaw to Amend Official Community Plan Designation Bylaw No. 7435, 2011 

________________________________________________________________________________ 

WHEREAS  the  Local  Government  Act  empowers  a  local  government  to  adopt  an  Official 
Community Plan; 

AND WHEREAS the Corporation of the City of New Westminster has adopted “Official Community 
Plan Designation Bylaw No.  7435, 2011”; 

AND WHEREAS the Council has specifically considered whether consultation is required with: 

(a) the board of the Greater Vancouver Regional District; 

(b) first nations; 

(c) the Greater  Vancouver Water District  and  the Greater  Vancouver  Sewerage  and 
Drainage District;  

(d) the Provincial and Federal governments and their agencies; and 

(e) any other persons, organizations, and authorities it considers will be affected, 

and whether such consultation, if required, should be early or ongoing; 

AND WHEREAS the Council has considered the amendment, between first and second reading of 
the bylaw, in conjunction with: 

(a) the City’s Capital Expenditure Program (as contained in the “Five Year Financial Plan 
Bylaw No. 7662, 2014”), and 

(b) the Solid Waste Management Plan 1995 and  the 2002 Liquid Waste Management 
Plan of the Greater Vancouver Regional District; 

AND WHEREAS the Council has consulted with the Board of Trustees of School District No. 40 and 
has  sought  its  input as  to  the matters  set out  in  section 881(2) of  the Local Government Act  in 
respect of the amendment; 

AND WHEREAS the Council has held a Public Hearing on the amendment; 

AND WHEREAS  the City wishes  to  amend  the Official Community Plan designated  in Bylaw No. 
7435, 2011 by changing the land use designation for that property located at 228 Manitoba Street 
from Residential Medium and High Density (RM/RH) to School (S); 
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NOW THEREFORE the Council of the Corporation of the City of New Westminster in open meeting 
assembled hereby enacts as follows: 

1. This Bylaw may be cited as “Official Community Plan (Land Use Designation Amendment) 
Bylaw No. 7753, 2015”.

2. The Official Community Plan designated  in Bylaw No. 7435, 2011  is amended by altering
the land use designation of that property located at 228 Manitoba Street from Residential
Medium and High Density (RM/RH) to School (S), as  indicated on the drawing attached to
this bylaw as Schedule “A”, and by amending all associated maps to reflect such alteration.

READ A FIRST TIME on an affirmative vote of a majority of all members of Council this ___ day of 
______________, 2015. 

READ A SECOND TIME on an affirmative vote of a majority of all members of Council this ___ day 
of _____________, 2015. 

READ A THIRD TIME on an affirmative vote of a majority of all members of Council this ___ day of 
________________, 2015. 

ADOPTED  on  an  affirmative  vote  of  a  majority  of  all  members  of  Council  this  ___  day  of 
______________, 2015. 

Mayor  Corporate Officer 
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SCHEDULE “A” 







Appendix C 

Letter from Applicant 

Regarding Project Revisions



 

 

Bringing a 21st Century Learning Facility to New Westminster 

Proposal Update:  March 25, 2015 

 

Background 

Urban Academy has been engaged in an application to the City of New Westminster for a Heritage Re-
vitalization Agreement and Official Community Plan amendment to support the expansion of the current 
school site and provide additional classroom space for a growing school enrollment.  Urban Academy is 
located at 101 Third Street in a heritage home of significant historical interest.  The Heritage 
Revitalization Agreement process would allow the school to maintain the integrity of its heritage 
significance while still allowing a functioning school to operate.  The site has been an excellent home for 
the Junior School students of Urban Academy.  The applicant seeks a concurrent amendment to the OCP 
on 228 Manitoba St., an adjoining property, to adjust the current zoning in order to permit new 
classroom space to be constructed and form part of the expanded school facility to accommodate all UA 
students.  This adjustment to the zoning would significantly reduce the development density potential of 
the site under application. Urban Academy has been working closely with the City of New Westminster 
on the proposal and has received support from both the Heritage Commission and Design Panel.  The 
Advisory Planning Commission recommended against acceptance of the proposal- no recommendations 
or minutes of the meeting are yet available.  The purpose of this report is to outline the adjustments and 
enhancements the applicant has made to the proposal in response to items raised at APC, as well as to 
the questions and concerns brought forward by community members.  Over the course of the project 
there has been a steady and ongoing process of revisiting aspects of both the design and operational 
planning for the project in order to address questions, concerns or suggestions raised by members of 
our community and the professional committee processes administered by the City.   Our intention is to 
provide a project that is a benefit to the City of New Westminster as well as an exemplary educational 
facility.  

 

About Urban Academy 

Urban Academy, located at 101 Third Street, was founded in New Westminster in 2001 by three New 
Westminster families.  Robson Manor has been its home since 2006 when it was approved by the City as 
a school site.  It is the only secular Junior Kindergarten to Grade 12 independent school in New 
Westminster.  It is a Group 1 Independent School, receiving 50% of per pupil funding that is provided per 
student to the New Westminster School District.  The remainder of its operating capacity comes from 
the tuition paid for student enrollment.  Urban Academy provides a program that meets all of the 
curricular requirements of the BC Ministry of Education, including the graduation program and all 
provincial exams.  Urban Academy is a not-for-profit society and is governed by a Board of Directors.  It 
is administered under the Independent School Act of BC.  The Board seeks to develop an exemplary 21st 



Century learning environment that is well suited to the Intelligent City direction provided by the City of 
New Westminster. 

 

Scope of this Report 

This report will provide updated information in support of the Application before Council including 
revisions made as a result of all feedback received at, and since, the Advisory Planning Commission 
meeting of February 24th: 

• Additional adjustments to the proposed building design 
• Site Size and Density DIscussion 
• New commitment to the Affordable Housing Reserve  
• Additional traffic mitigation measures: carpooling program and bus service  
• New commitment to community sharing of Urban Academy school space 
• Further consultation with Queen’s Park residents and the larger community 

 
 

Additional Adjustments to the Proposed Building Design 

The following design changes have been implemented as a direct result of feedback received from the 
Advisory Planning Commission meeting held February 24th.  

• Deletion of a double classroom /studio space below grade resulting in a net reduction of 787 
square meters of building area. 

• Increased Manitoba Street setback at north end to 1.6m resulting in a net reduction of 65 
square metres of building area. 

These changes are documented on the attached building design drawings and are not material to the 
external character of the design or to the Heritage aspects of Robson Manor.  As such, they do not 
constitute grounds for re-review by the Advisory Design Panel. 

The net results of these revisions are a reduction of 852 square meters of building area resulting in a 
reduction of site density from 1.49 FSR to 1.27 FSR. 

 

Site Size and Density Discussion 

There has been some community feedback and discussion on the size of the site relative to the 
proposed building size and density. In particular, we have heard from a vocal minority in the community 
that the proposed development is “the wrong building on the wrong site”. The Board of Urban Academy 
sought additional input from those residents in opposition to the project and found that, in their view, 
the current proposal should not be allowed to be located in Queen’s Park, is too dense for the site; and 
that the site is too small to support a K-12 school. In order to put this community feedback into 
perspective, we offer the following facts and rationale in support of our proposal: 

The Urban Academy school site is on the perimeter of Queens Park and was established in 2006 under a 
successful OCP amendment and rezoning which was supported by the neighbourhood. 



At the outset of the current redevelopment project, in April 2014, the density proposed by Urban 
Academy was 1.58 FSR.  Over the course of the past year, through community input and the planning 
approvals process, the application before the City has been further reduced to 1.27 FSR. This represents 
a reduction of approximately 11,300 square feet in response to community input and formal advisory 
body input . The current proposal would protect not only a significant heritage asset in Robson Manor, 
but would also ensure that the density and massing on the site would be complementary to the 
neighbourhood building heights. Urban Academy takes the position that the proposed density and form 
of development on the site represents an acceptable level of change on the perimeter of the Queen’s 
Park neighbourhood. 

The provincial Ministry of Education has a published set of development guidelines that provide general 
guidance on new school site development.  Reference has been made to these guidelines and the size of 
the proposed site. It is important to note that these guidelines are five decades old and have not been 
updated to reflect the current realities of urban school sites. There may well be rural school districts that 
could meet these guidelines, however, that is not the reality in the majority of school districts in the 
province, particularly in the Lower Mainland.  The guidelines were developed to provide guidance and 
are neither prescriptive nor binding. It is common practice for school boards to review the site size 
guidelines as they seek to provide new schools within our highly urban communities. However, the 
public’s expectation is that schools must increasingly be integrated into established communities and 
onto smaller sites. This is true of all Metro and urban districts, including New Westminster.  

We know that site size constraints can be successfully mitigated through careful school planning and 
design. Recent examples of this are evident in Vancouver where the Vancouver School Board is 
developing the International School Village for 510 students on an 1800 square metre site (FSR 2.5) 
adjacent to Stadium Sky Train Station. With no on-site green space, it relies on the use of the City owned 
park across the street (David Lam Park).  Stratford Hall is an independent school for 500 students on a 
987 square meter site (FSR 3.0) adjacent to the Broadway/Commercial Sky Train Station in Vancouver. 
Again, there is no on-site green space provided, though there is a public park across the street (Clark 
Park). There are many other local examples to draw from, including Ecole Glenbrook School that was 
built next to Terry Hughes Park created by the City of New Westminster to facilitate the school 
development.  The park's playing fields and the school's gymnasium and facilities are used cooperatively 
by students and community-based athletic organizations. This is a growing trend in Canadian cities that 
have embraced urban design and community planning principles based on adding density to established 
neighbourhoods that are close to mass transit nodes. 

Urban Academy’s design is an exemplary school design for the urban fabric of a modern city.  It is the 
reality of the present and the future in school development and all other public amenity development.  
It utilizes the space very well both educationally and for student recreational space. There is no need for 
additional space or for more use of public green space than is used at present.  The school does enjoy an 
agreement at the Uptown campus for recreational access, as do all other New Westminster schools, 
however, that is not critical to our development and programming should that not be considered a 
desirable element for this school’s development.  

 

Affordable Housing Reserve and Tenant Relocation Strategy 

The Board of Directors of Urban Academy is committing $25,000.00 to the City of New Westminster’s 
Affordable Housing Reserve as part of a successful permitting process.  Urban Academy recognizes that 



maintaining affordable rental housing is a priority for the City of New Westminster and understands that 
the proposed application would see a reduction of 8 suites from the rental housing available.   

Urban Academy wishes to ensure that each tenant is provided appropriate alternative housing.  Tenants 
have been offered better accommodation in their own neighbourhood at the same rental price they are 
paying at 228 Manitoba Street.  Financial mitigation in terms of the last two month’s rent, moving 
expenses and support for moving have also been made available.  At the present time there are only 
three suites still occupied as tenants have accepted the offer of alternative housing. 

 

Additional Traffic Mitigation Measures 

A thorough and comprehensive traffic study was undertaken and is part of Urban Academy’s 
application. However, the Board is prepared to provide further commitments earlier in the development 
of the school than planned, in order to make additional mitigation to traffic in the area.  Also provided 
with this report is a time lapse video of Third Street and Queens Street during drop off and dismissal 
times illustrating the traffic flow during peak school traffic times.  

The additional traffic mitigation measures include a subsidized bus service for families and a formalized 
carpooling program, both designed to reduce the number of vehicles accessing the streets surrounding 
the school. 

Carpooling program 

The school does facilitate carpooling for families but as the student population grows, a formalized 
approach will increase the participation and the expectation of regular use of this service. There is 
some carpooling between staff members at present and a more formal process will enhance and 
establish active participation of staff as well as families.  The Board will undertake the expense of 
putting this in place.  Many work and community places have introduced carpooling programs and 
technology is available to help the participants be successful.  On-line and app-based solutions make 
it easier for families and staff to set up, maintain and coordinate carpools with other school 
community members. The on-line and app options under consideration are; 

• Carpool-School Edition App (iOs) 
• Carpool Kids App (iOs) 
• Karpooler App (iOs) 
• Carpooltoschool.com 
• Carpoolingnetwork.com 

A selection of the most effective system will take place this spring so that it can be introduced to 
families for September 2015.  Families have orientation in June and again in September and this 
program will be part of their orientation for the new school year.  The information will be on the 
school website and will be part of the on-going registration and admissions process for families.  
Families will be connected upon admission and re-registration so that they can begin their 
carpooling plans early.   UA will conduct meetings to introduce the plan and have families get to 
know each other as carpoolers. Incentives work well in school communities so initiatives such as 
spirit points for school activities and contributions toward school service encourage a great deal of 
community participation.  Previous work in the school has demonstrated that encouragement 



through incentives is effective with parents in order to get a new initiative exposure and practice as 
it becomes part of the expected school culture.  

Carpooling websites report that implementation of such programs generally result in about 10% 
participation in a school community in the first year. Based on the projected enrollment for 2015-
16 about 20 students and 4 staff would be expected to take part in such a program, with greater 
growth in the following years when the full school is established.  

Bus Service 

Urban Academy would commit to a bus service for its families. The school surveys families every 
year regarding their interest in such a program and there is growing interest and need for such a 
service.  In the initial years of the bus service, the Board would have to subsidize the program in 
order to see it established.  The Board is prepared to do so, ahead of the timeframe when a bus 
service would have been introduced, as a traffic mitigation measure for the community and streets 
surrounding the school. In the 2015-16 school year a pilot run would be introduced for families 
travelling in an east-west direction.  Given the location of Urban Academy, two bus runs will be 
needed to serve the school: one serving East Vancouver and Burnaby, and the other serving the Tri-
Cities (Port Moody, Port Coquitlam and Coquitlam).  Based on feedback regarding users, the first 
run to be implemented would most likely be one serving East Vancouver and Burnaby.  Year two of 
the program (the 2016-17 school year) will see the second bus run implemented. 

The additional traffic measures are a commitment on the part of Urban Academy to facilitate all 
available options for our families and staff, walking, cycling, public transit, carpooling and bus 
service- before driving to school.  This not only represents our commitment to continue to be a 
courteous neighbour but is also a part of our goal to encourage environmental awareness and 
stewardship among our community of families, students and staff. 

Time Lapse Videos of Traffic  

Included with this report is a time lapse video of the traffic on Third Street and on Queens Street 
between 8:00-9:00 am, between 2:45-3:45 pm, and between 3:00-4:20 pm.  Viewers will note a 
very short timeframe with any additional school related traffic and that traffic flows smoothly and 
safely as school goes into session in the morning and dismisses in the afternoon. 

 

Community Use of Urban Academy School Space  

With the finished school space and enhanced amenities, Urban Academy will be able to make some 
space available for community use.  As with all schools, the activities of the school will need to be 
accommodated as a priority, however, the two areas that could be provided to interested community 
groups are use of the gymnasium and available meeting space.  Classrooms or multi-purpose space 
would be ideal for meeting space for community groups.  An additional area that would be of interest to 
our community is the Drama and Music space.  When complete it will offer a wonderful venue for 
intimate shows, demonstrations and productions.  

Not-for-profit community based organizations would be given first priority for user group agreements 
with further consideration given to organizations closest to the school and those specifically located in 
Queen’s Park community.  The Board would invite expressions of interest from those groups who have 
an interest in booking space.  The cost of janitorial services, equipment use and any supervision would 



need to be recovered but UA could provide very suitable and reasonably-priced meeting space which is 
usually difficult for community groups to find or be able to afford.   The school would develop a schedule 
of potential timeframes that groups could depend upon for availability and would entertain applications 
for user groups for the winter of 2016.  The Head of School has had an indication that the City of New 
Westminster’s Parks and Recreation department may be interested in a partnership to develop 
programs on the site and utilize available space.  There is a willingness on the part of City staff to explore 
the possibilities once the school is complete and Urban Academy would be interested in pursuing that 
discussion.   Summer camp programming as well as some after school and evening programming could 
be beneficial for both City programming options and the school.  

 

Further Community Consultation with Queen’s Park Residents and The Larger Community 

The school has held three community consultations and has presented at the Queen’s Park Resident’s 
Association AGM.  A further consultation is planned for March 31.  Noted in this report is an outline of 
the design adjustments made at each stage based on suggestions, recommendations and concerns as a 
result of consultation.  The opportunity provided on March 31 for the public, and most specifically 
community members in Queen’s Park, is to share additional changes made to the project based on the 
recent feedback received.  We are looking forward to the feedback. 

The invitation to that event is attached to this report and was dropped at 200 homes in Queens Park. An 
ad was placed in the March 25th edition of The Record so that the larger community would be able to 
attend as well.  Feedback on the community’s response will be provided by the City staff in attendance 
and will be part of the report provided to Council. 

Urban Academy walked door to door in Queen’s Park knocking on 694 doors to ask residents to take 
part in the poll that Queens Park Residents Association had on-line for residents of that community.  The 
results have been provided by the QPRA.  Urban Academy was gratified to see so many expressions of 
support and positive discussions with the residents. 

Urban Academy also provided a petition for residents, businesses and supporters of Urban Academy to 
sign regarding the project.  Over 600 New Westminster residents to date have indicated support for the 
project. Over 600 supporters from communities outside New Westminster also signed indicating that 
they were in support of the presence and contribution of this school in New Westminster.  Discussions 
over the petition and the poll indicated that the majority of residents responding see another school in 
the community as good for New Westminster. 

 

 

 

 

 

 

 

 



Complete Record and Timeline of Adjustments to the Proposed Building Design 

In response to consultation with Queens Park neighbours and residents, and through the City Planning 
approvals process, a significant number of adjustments have been made to the design of the building. 
Feedback received at each opportunity has been incorporated into the building design so as to improve 
the overall quality of the proposal and relationship to the community.  The suggestions have been most 
helpful and welcome and have resulted in a stronger design proposal.   

 

Spring 2014: 

Initial design commenced and the first community discussions with neighbours and the public based 
on a design and site density of 1.58 FSR. 

Changes made as a result of these discussions: 

• Reduction of façade along Manitoba Street by approximately 4m 
• Upper floor pulled back to create a roof patio 
• Reduction of the building area by approximately 150 square metres resulting in a reduction of 

site density from 1.58 FSR to 1.49 FSR 
• Addition of “living wall” concept along Manitoba Street as a means of modulating façade 
• Incorporation of a granite plinth along Manitoba Street façade in reference to the existing 

heritage stone wall around the property 

July/August 2014: 

July 2 – First Heritage Commission meeting Members voted in favour of the report being “received 
for information”. 

July 7 - First community consultation meeting for the public.  

July 15 – First Advisory Planning Commission meeting.  All voted in favour of receiving the 
information on the project. 

August 26 – First presentation to Design Panel Members. No motion undertaken, list of comments 
and concerns provided to applicant. 

Changes made as a result of these meetings: 

• Articulation of Manitoba Street façade; increased setback at North end to 2.0m (from 0.6m) and 
middle section to 2.5. South end of façade remains at 0.6m 

• Shifted east wall of the building to zero property line 
• Removed 3rd level roof deck along east and south elevations 
• Removed 3rd level cantilevered corridor 
• Reduction of the building area by approximately 45 square metres 
• Changed the “living wall” to a trellis system with vines as per the Design Panel suggestion 
• Revision of the driveway through porte cochere to walking path; vehicular access to the site 

limited to the parkade entryway only. Front yard of Robson Manor to be entirely pedestrian 
• Extended the sidewalk the full length of the Manitoba Street façade 



• Proposed traffic calming curb bump-outs along Third Street and mid-block crosswalk aligned 
with the existing driveway (both measure declined by the City of New Westminster Engineering 
Department) 
 

October/November 2014: 

October 22 – Second presentation to Heritage Commission Members voted in favour of two 
motions- one supporting the proposed treatment of the heritage driveway, and the other that the 
Owner investigate methods of stabilizing and reinforcing the existing stone wall during construction. 

October 28 - Second presentation to Design Panel. Motion that applicant continue to work with 
Planning staff to address the comments /concerns noted 

November 26 – Second Community Consultation meeting 

Changes made as a result of these meetings: 

• Removal of granite plinth along Manitoba Street 
• Added glass block glazing into gym and classrooms on south façade at the property line 
• Third Street curb as existing; proposed crosswalk moved to the corner of Third Street and 

Manitoba Street 

January/ February 2015: 

January 22 - Third community consultation meeting  

February 24 - Second Advisory Planning Commission Meeting. Motion adopted recommending 
Council not support the application. 

Changes made as a result of the meetings: 

• Deletion of a double classroom /studio space below grade resulting in a net reduction of 787 
square meters of building area. 

• Increased Manitoba Street setback at north end to 1.6m resulting in a net reduction of 65 
square meters of building area 

• Total reduction of 852 square meters and density reduction from FSR 1.49 to FSR 1.27 

March 2015 

March 31- Fourth community consultation meeting. Community outreach in advance of this open 
house comprised of: 675 letter invitations placed in residential mailboxes throughout Queen’s Park; 
an advertisement in the local paper; an announcement on the UA website; an announcement on the 
Queen’s Park Residents Association website; a link between the two websites; as well as some 
personal invitations. A total of 8 people attended, all of whom are Queen’s Park residents.  
 

 

 

 

 



 

 

 

 

 

Summary and Conclusions 

Throughout the entire approvals process, Urban Academy has sought feedback from the larger 
community, Queens Park residents and the City Planning Department.  We have acted on each 
opportunity for feedback to adjust the design in response to questions, concerns or recommendations.  
The direction and comments provided by each committee, including Advisory Planning Commission, 
have resulted is an exemplary design for a school located on the outside perimeter of the residential 
community of Queens Park within a broader urban setting.  Attention and care to balancing the needs of 
the school with the community has resulted in an intelligent use of space, inside and outside.  

The proposed new building and heritage revitalization of Robson Manor is in keeping with the single 
family and low-rise multi-family neighbourhood context, and well below the height of the adjacent 
residential mid-rise.  

Urban Academy wishes to continue to be a part of the New Westminster community and contribute to 
the future of this amazing city.  The school has demonstrated that it does make tangible contributions to 
the quality of life in New Westminster by offering families the opportunity to express choice in how their 
children’s education is delivered. The development and expansion of the school is essential to the long 
term viability of the school and the very quality of the educational experience is enriched by a single site 
school as opposed to a split cohort on two or more sites.   
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Tenant Relocation 

Strategy



Urban Academy School 
Tenant Re‐location Plan 
228 Manitoba Street 

The Proposal 

We have crafted a proposal to provide assistance to our tenants when the time comes for them 
to re‐locate to new homes.  We will keep tenants regularly informed as we move through the 
approval process and invite them to community consultation meetings that we host in the 
community.  We informed tenants of our plans six months in advance of the anticipated date of 
proposed changes to the building.  They received that communication in September 2014.  We 
wanted them to be kept informed so that they could begin to make plans.  We will issue formal 
notice to them at the appropriate time in the permitting process.  Key features of the proposal 
include; 

Last month free rent 

For tenants who stay until the end of the tenancy period as indicated through their official 
notice, we will provide one month’s free rent for our tenants in addition to the month provided 
for under the Tenancy Act. 

Practical assistance to all households during re‐location  

As we move through the approvals process we will meet with tenants individually in an effort to 
better understand their circumstances and craft a re‐location strategy that responds to their 
individual needs. For example this may include the offer of a truck to help move their goods as 
well as the provision of moving cartons. 

Assistance with alternative accommodation 

We are working directly with Mr. T. Debonis, former owner of the 228 Manitoba Street building 
and the current owner of the 101 Royal Ave rental building.  He has offered to provide 
accommodation to all of our tenants in his building at 101 Royal Ave., which is in the same 
neighbourhood.  The rental units are at the same price as those at 228 Manitoba.  The rental 



units at 101 Royal Avenue are currently empty and are being renovated and will be available to 
the tenants of 228 Manitoba beginning early in the New Year.  No residents at 101 Royal 
Avenue have been displaced.  Several tenants have already indicated a desire to move to this 
building with their former landlord. 

Early return of security deposits 

We will provide an accelerated return of their security deposits to assist residents in securing a 
new home.  This is designed to mitigate the potential hardship of tenants having to put down a 
security deposit on a new home while they are still a resident at 228 Manitoba. 

Moving expense re‐imbursement 

We will provide tenants $300.00 per unit to cover their moving expenses and any reconnection 
fees that may be required, upon provision to us of receipts for the expenses undertaken. 

Supply of Moving Cartons 

We will supply 20 moving cartons for each suite to ease their task during packing and moving to 
their new home. 

Cheryle Beaumont 
Head of School 
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Doc# 672111 

City of New Westminster

R E P O R T
ADVISORY PLANNING COMMISSION

To: Mayor J. Coté and Members of Council 
in Committee of the Whole

Date: 2015 April 13 

From: Advisory Planning Commission File: OCP00008 
HER00031

Subject: 101 Third St and 228 Manitoba St - Draft Results of March 3, 2015 
Meeting

RECOMMENDATION

THAT Council receive for information the Advisory Planning Commission’s 
recommendations namely: 

MOVED and SECONDED  
THAT the Commission does not support the application for a Heritage 

 Revitalization Agreement at 101 Third Street and 228 Manitoba Street and the 
 application for an Official Community Plan Amendment for the property 
 located at 228 Manitoba Street in its current format.

BACKGROUND

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

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



City of New Westminster 

April 13, 2015 -2- 

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

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

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

In response to questions from the Commission, Mr. Watson provided the following 
information:

The expanded school would remain exempt from municipal taxation;  
The current designation of 228 Manitoba Street could allow up to a high 
rise building form, but would require a rezoning; and, 
The existing building located on 228 Manitoba Street is 8,000 square feet, 
while the proposed expansion of Urban Academy would total 45, 000 
square feet.

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

The use of Tipperary Park is not required for the school’s physical 
education curriculum or play time requirements;
The school has indicated that there is the possibility for sharing its facilities 
with the community; 
Parents are required to sign a Code of Conduct, which outlines the school’s 
pick-up, drop-off and parking standards;  
Parents of junior students are required to escort their children to the 
entrance of the school;
The growth created by doubling a junior kindergarten class and allowing 
students to progress through the grades was anticipated in the original 
application;  
Many senior students utilize public transit or carpool programs; and,
The school would contract a bus service when the program would be 
economically viable. 
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Paul Grant, Omnicron, spoke to the design of the project as outlined in the report dated 
March 3, 2015, noting that the newly constructed “L-shape” building would be the same 
height as the existing low rise building located to the south of the project. Mr. Grant 
noted that the new building would provide a bulk transition from the ten story apartment 
building located on Royal Avenue to the single family homes in Queen’s Park. 

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

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

Completing the project in one phase could be the best option for the school, 
as well as the community, as it would limit the impact of building 
construction;
The applicant would be willing to consider sharing the school’s facilities if 
the community expressed an interest, however, that arrangement is not 
currently included as part of the proposal;
The traffic study was completed conservatively and additional 
Transportation Demand Measures (TDM), such as siblings arriving in the 
same vehicle and school bus service could further reduce the traffic 
generation rate; 
The school continues to work with residents regarding issues related to 
parking and drop-off and pick-up;  
The majority of staff do not drive to work, adding that staff work varied 
schedules; 
There is space on site to provide additional short term bicycle storage 
should the demand arise; 
The interior floor plan of Robson Manor would be maintained; however, 
the use of the rooms may change from class room to administrative space;  
The exterior conservation plans for the HRA have been outlined in the 
conservation plan, and include replacing the vinyl cladding with historic 
siding and refurbishing the windows; and,  
The HRA portion of the application must be completed before construction 
commences.

MOVED and SECONDED  
THAT the following correspondence regarding 101 Third Avenue and 228 Manitoba 
Street be received for information: 

E-mail dated March 3, 2015 from Nathan Gottfried;
E-mail dated March 2, 2015 from Daniel and Jeri Tomalty;  
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Letter dated February 26, 2015 from Michael and Maria Tomalty;  
E-mail dated February 23, 2015 from Wayne and Linda Williams;
E-mail dated February 22, 2015 from Ann Morrish;  
E-mail dated February 20, 2015 from Mark Fox on behalf of the Queens 
Park Neighbours; and, 
E-mail dated February 19, 2015 from Ian Vong and Rachel Chan. 

CARRIED.

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

The expansion of the school could intensify existing traffic issues in the 
neighbourhood; 
Increased traffic could create additional safety issues for children in the 
neighbourhood; and,
The scope of expansion of the school is not appropriate for the location and 
size of the project site.

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

Pick-up and drop-off times for students occur at regularly scheduled 
periods during the day;  
As a parent of an Urban Academy student, she is committed to following 
the Code of Conduct with respect to parking regulations that parents are 
required to sign; and,  
There could be additional negative impacts to the community should Urban 
Academy vacate Robson Manor and the building be re-established as an 
event hall. 

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

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

The scope of expansion of the school is not appropriate for the location and 
size of the project site; 
The expansion of the school could exacerbate existing traffic issues in the 
neighbourhood; 
It was suggested that the traffic plan as outlined in the report dated March 
3, 2015 is not enforceable; 
The community utilizes the Fourth Street parking lot to access Royal 
Avenue East and the Patullo Bridge, as well as for the Royal City Farmer’s 
Market;
The proposed setbacks could feel industrial and affect the residential 
atmosphere of the neighbourhood; and,  
Safety issues with respect to the size of Manitoba Street, specifically 
regarding the fire departments ability to properly utilize Manitoba Street 
without enforcing parking restrictions for residents. 

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

As a parent of an Urban Academy student, he is committed to following the 
Code of Conduct with respect to parking regulations that parents are 
required to sign; 
It was suggested that the traffic issues are enforceable; 
It was suggested that as a private school, Urban Academy has the ability to 
enforce traffic and safety issues, as students may not be permitted to 
continue attending if their parents do not follow the Code of Conduct; 
The site is a great location for the school, and Urban Academy is a great 
school for the location; and, 
There could be unanticipated negative issues to the community should 
Urban Academy vacate Robson Manor and the building be re-established as 
an event hall.

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

The lack of land in New Westminster requires that new schools be located 
in urban settings;  
Buildings and land are reused to accommodate the changing needs of the 
community;
It was suggested that parking and traffic issues can be addressed; and,
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New Westminster has numerous “lane” designated streets, and it was 
suggested that emergency vehicles are able to properly maneuver them.  

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

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

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

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

The expansion of the school could exacerbate existing traffic and parking 
issues in the neighbourhood;
It was suggested that the traffic plan as outlined in the report dated March 
3, 2015 is not enforceable; 
It was suggested that the Code of Conduct, which would enforce traffic 
issues is not satisfactory, as it is complaint driver and monitored by the 
applicant;
The report dated March 3, 2015 does not outline the contributions that 
Urban Academy would provide to the Affordable Housing Fund;  
Robson Manor has already received formal protection as per Heritage 
Designation Bylaw 7708, 2014;  
It was suggested that there is an imbalance with respect to the public 
benefits of the HRA and the private benefit of the applicant;   
The proposed HRA upgrades would not benefit the Queen’s Park 
community; and, 
The new building would not meet the standards for the HRA and would not 
complement the neighbourhood. 
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Jennifer Thompson, 325 Third Street, parent of an Urban Academy student, expressed 
support for the project, and noted the following comments:

Pick-up and drop-off times for students occur at regularly scheduled 
periods during the day;  
The scope of the expansion is appropriate; and, 
The school is located in an appropriate location. 

Nigel Brooke, 401 Third Avenue, Parent of an Urban Academy student, expressed 
support for the proposal. 

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

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

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

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

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

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

In response to questions from the Commission, Ms. Beaumont advised that the Uptown 
Campus is anticipated to reach its capacity by 2016 and that expansion at that location 
would not be possible.  Ms. Beaumont spoke to Urban Academy’s Tenant Relocation 
Strategy as outlined in the report dated March 3, 2015.
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In response to a question from the Commission, Mr. Watson advised that supporters and 
opponents of the proposal attended the open houses for the project and expressed similar 
points of support and concern as has been expressed at the March 3, 2015 Advisory 
Planning Commission.    

Discussion ensued and the Commission noted the following comments: 

The proposed setbacks, such as zero lot setbacks, negatively affect the 
integration into existing or future land uses; 
The proposal is too dense and large and is not appropriate for the site;
The parking and traffic issues have not been sufficiently addressed and are 
unlikely to be enforced by a code of conduct;  
The proposed heritage work through the HRA does not justify the project’s 
exemption from the City’s Rental Housing Policy as the heritage aspect of 
Robson Manor has already been formally protected as per the Heritage 
Designation Bylaw 7708, 2014;  
It was requested that Urban Academy provide a firm commitment regarding 
transit concerns, including the provision of a bus service, and the HRA 
commitments, including public use of the facilities;
It was suggested that there is an imbalance between the public benefit 
received through the HRA and the associated externalities which would be 
absorbed by the community; and, 
It was suggested that a smaller expansion of the school be considered so the 
project remains compatible with the neighbourhood. 

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

EXISTING POLICY/PRACTICE

The Advisory Planning Commission reviews applications for rezoning and makes 
recommendations in a report to City Council for its consideration. This report is based on 
the March 3, 2015 minutes of the Advisory Planning Commission. These minutes have 
not yet been adopted.  

This report has been prepared for the Advisory Planning Commission by: 

   
Julia Dykstra, 
Planning Assistant 



Attachment A: 

Correspondence Received at the March 3, 2015 
Advisory Planning Commission Meeting 





























 

 

  

 

 

R E P O R T  
Development Services  

 

To: Mayor Coté and Members of Council 

Committee of the Whole Meeting 

Date: 4/13/2015 

    

From: Beverly Grieve 

Director of Development Services 

File: HER00504 

  Report #: 3/2015 

 

Subject: 

 

709 Cumberland Street Heritage Revitalization Agreement 

Amendment Bylaw 7752, 2014 
 

 

RECOMMENDATION: 

 

 THAT Council refer Heritage Revitalization Agreement Amendment Bylaw No. 

7752, 2015 to Regular Council for consideration of First, Second and Third 

Readings. 

 

 

PURPOSE  

 

Heritage Revitalization Agreement Bylaw No. 7703, 2014 has become inactive as a result 

of the subdivision date (a Precedent Condition of the HRA bylaw) having lapsed prior to 

the City approval of the requested subdivision. This report requests that Council consider 

an amendment bylaw with a new subdivision date that would reactivate the HRA. 

 

BACKGROUND   

 

Heritage Revitalization Agreement Bylaw No. 7703, 2014 was adopted by Council on 

September 29, 2014.  The Heritage Revitalization Agreement (HRA) outlines the 

retention and restoration of the 1911 Edwardian-style house. In return, the site was 

rezoned in order to allow subdivision of the 8,008 sq ft (744 sq m) lot into two new lots 

which would each measure 4,001.83 sq ft (371.78 sq m) in area, and allow the houses to 

have higher development density (FSR) than what is typically permitted in the Zoning 

Bylaw.  
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DISCUSSION 

 

For all Heritage Revitalization Agreements that include a subdivision, the City now  

includes a new section in the bylaw titled “Condition Precedent”, which states the 
requirement that: 
 

On or before [date] the Approving Officer of the City has approved a subdivision 

plan in respect of the Land generally in the form of the Proposed Subdivision Plan 

and that plan has been deposited in the Land Title Office and simple title has been 

raised to each of the two new parcels. 

 

Staff from the Planning Division and the Engineering Department determine a suitable 

date to place in this section, which then becomes binding on both parties (City and 

applicant) and which cannot be waived. In the case of 709 Cumberland Street, staff 

agreed on a subdivision date of no later than December 31, 2014, anticipating that the 

subdivision could be approved and deposited in the Land Title Office by three months 

after the HRA bylaw had been adopted. 

 

Staff underestimated the time required to approve and deposit the subdivision plan. Given 

that the subdivision date has passed, the HRA is technically inactive. To solve this 
situation, Council is being asked to consider the attached amendment bylaw that proposes 

a new subdivision date of December 31, 2015.  The amendment bylaw can be seen in 

Appendix A. 

 

NEXT STEPS 

 

The amendment bylaw may receive three readings at one Regular Council meeting, 

followed by consideration of adoption at the following Regular Council meeting.   

 

Should Council approve this Bylaw, staff would then proceed with processing the 

subdivision under the requirements of the previously approved HRA. 

 

INTERDEPARTMENTAL LIAISON 

 

The City Solicitor was consulted in the writing of this report and amendment bylaw. 
 

OPTIONS 

 

The following options are presented to Council for consideration: 

 

1. That Council refer Heritage Revitalization Agreement Amendment Bylaw No. 

7752, 2015 to Regular Council for consideration of First, Second and Third 

Readings. 

   

2. That Council give staff other direction. 

 

Staff recommends Option #1. 
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CONCLUSION 

 

The proposed amendment to the existing HRA responds to the inactivation of a 

previously approved HRA due to underestimating the time for processing the related 

subdivision. 
 

Staff intends to provide significantly more time (approximately one year) for the 

Condition Precedent date in future HRA documents in order to allow for unexpected 

delays and workloads. 

 

 

 

ATTACHMENTS: 

 

Appendix A: Heritage Revitalization Agreement Amendment Bylaw No. 7752, 2015 

 

 

 

 

 

 
Julie Schueck, 

Heritage and Community Planner 

 

 

 Jackie Teed, 

Manager of Planning 

 

  Approved for Presentation to Council 

 

Original Signed by: 

   

 

  

Beverly Grieve 

Director of Development Services 

 Lisa Spitale 

Chief Administrative Officer 

 
 



Appendix A 
Heritage Revitalization 

Agreement Amendment 

Bylaw No. 7752, 2015



CORPORATION OF THE CITY OF NEW WESTMINSTER 
 

HERITAGE REVITALIZATION AGREEMENT (709 CUMBERLAND STREET) AMENDMENT 
BYLAW NO. 7752, 2015 

 
A Bylaw to authorize an agreement to amend a Heritage Revitalization Agreement 

 
 
WHEREAS  Section  966  of  the  Local  Government  Act  R.S.B.C.  1996,  c.323  authorizes  a  local 
government to enter into a heritage revitalization agreement with an owner of heritage property 
and further provides that a heritage revitalization agreement may only be amended by bylaw with 
the consent of the owner; 
 
AND WHEREAS  in  accordance with Heritage  Revitalization Agreement  (709  Cumberland  Street) 
Bylaw  No.  7703,  2014,  the  City  of  New  Westminster  entered  into  a  Heritage  Revitalization 
Agreement, dated  for  reference  July  17,  2014  (the  “Cumberland HRA”), with  the owner of  the 
property located at 709 Cumberland Street legally described as PID: 028‐076‐257, Lot A Suburban 
Block 4 New Westminster District Plan BCP42825; 
 
AND WHEREAS  the City and  the owner now wish  to amend  the Cumberland HRA  to extend  the 
deadline by which  the owner must obtain approval  to subdivide  the property  into  two separate 
parcels; 
 
NOW THEREFORE, the Council of the City of New Westminster enacts as follows: 
 
1. This Bylaw may be  cited as  “Heritage Revitalization Agreement  (709 Cumberland  Street) 

Amendment Bylaw No. 7752, 2015”. 

2. The  City  of  New  Westminster  is  authorized  to  enter  into  an  agreement  to  amend  the 
Cumberland HRA substantially  in  the  form attached as Schedule “A” and  forming part of 
this Bylaw. 

3. The  Mayor  and  Corporate  Officer  are  authorized  to  sign  and  seal  the  amendment 
agreement substantially in the form attached as Schedule “A”. 

READ A FIRST TIME this ___ day of ______________, 2015. 
 
READ A SECOND TIME this ___ day of _____________, 2015. 
 
READ A THIRD TIME this ___ day of ________________, 2015. 
 
ADOPTED this ___ day of ______________, 2015. 
 
                           
Mayor              Corporate Officer 



2 

SCHEDULE “A” 

RATIFICATION AND AMENDMENT AGREEMENT 

THIS AGREEMENT dated for reference the 1st day of April, 2015 is 

BETWEEN: 

SCOWT WHALEN, 709 Cumberland Street, New Westminster, B.C. V5Y 1G4 

(the “Owner”) 

AND: 

CORPORATION  OF  THE  CITY  OF  NEW  WESTMINSTER,  City  Hall,  511  Royal 
Avenue, New Westminster, B.C. V3L 1H9 

(the “City”) 

WHEREAS: 

A. The  Owner  and  the  City  entered  into  a  heritage  revitalization  agreement  dated  for 
reference  July  17,  2014  (the  “Heritage  Revitalization  Agreement”)  to  establish  terms, 
conditions  and  requirements  for  the  restoration,  renovation,  and  conservation  of  the 
Heritage House located on the Land;  

B. The parties have  agreed  to  amend  the Heritage Revitalization Agreement  in  accordance 
with the terms of this Agreement. 

NOW THEREFORE,  in consideration of the payment of $1.00 by the Owner to the City and other 
good  and  valuable  consideration,  the  receipt  and  sufficiency  of  which  the  City  hereby 
acknowledges, the Owner and the City covenant and agree with each other as follows: 

1. All words and phrases defined  in  the Heritage Revitalization Agreement and used  in  this 
Agreement  shall  have  the  same  meaning  as  set  forth  in  the  Heritage  Revitalization 
Agreement. 

2. The parties hereby confirm that the Heritage Revitalization Agreement  is revived, ratified, 
and for all purposes is a firm contract binding on each of the parties. 

3. Section  1(a)  of  the Heritage  Revitalization  Agreement  is  hereby  amended  to  delete  the 
phrase “December 31, 2014” and substitute the phrase “December 31, 2015”.   

4. All amendments in this Agreement take effect as of the date on which Council for the City 
of New Westminster adopts the bylaw approving this Agreement. 

5. The  Owner  affirms  and  agrees  that  the  Heritage  Revitalization  Agreement  remains 
unchanged, except as amended herein, and, as amended herein,  in  full  force and effect, 
time  being  of  the  essence,  and  the  Owner  shall  perform  and  observe  the  covenants, 
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provisos and stipulations  in  the Heritage Revitalization Agreement as amended herein as 
fully as if such covenants, provisos and stipulations had been repeated herein in full.  

6. This Agreement may be executed in multiple counterparts, each of which is to be deemed 
to be an original and all of which together constitute one and the same agreement. 

IN  WITNESS  WHEREOF  the  Owner  and  the  City  have  executed  this  Agreement  as  of  the  date 
written above. 

Signed,  Sealed  and  Delivered  in  the 
presence of: 
 
           
Name 
 
           
Address 
 
           
Occupation 

) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 

 
 
 
           
SCOWT WHALEN 

 

CORPORATION OF THE CITY OF NEW 
WESTMINSTER by its authorized signatories: 
 
           
Mayor: 
 
           
Corporate Officer:  

) 
) 
) 
) 
) 
) 
) 
) 
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To: Mayor Coté and Members of Council 

Committee of the Whole Meeting 

Date: 4/13/2015 

    

From: Beverly Grieve 

Director of Development Services 

File: 13.2505.01 

  Report #: 141/2015 

 

Subject: 

 

Regulating the Siting, Screening, and installation of Heat Pumps within 

Residential Areas 
 

 

RECOMMENDATION: 

 

THAT Council direct staff to proceed with preparing an Amendment Bylaw for the 

purpose of adding regulations to the Zoning Bylaw that would control the siting, 

screening, and installation of heat pumps within residential districts. 

 
THAT Council direct staff to proceed with developing measures as part of the 

Building Permit application process for assessing the location of heat pumps 

within residential districts for new homes.  

 

 

PURPOSE  

 

This report provides Council with an overview of the nuisance issues associated with heat 

pumps in residential areas and options available to the City to regulate the siting, 

screening and installation of such equipment. It is recognized that there are other issues 

associated with exterior venting in residential areas (dryer vents, fire place vents, furnace 

vents, etc.), however the focus of this report is on issues associated with heat pumps, 

primarily in regards to noise and siting. 

 
BACKGROUND   

 

Working Definition of ‘Heat Pump’ 

 

Through research, staff has identified that the Town of Ladysmith Noise Control Bylaw 

defines heat pumps as installations that “have the capability to transfer heat from the air 
outside a building or structure to the air inside a building or structure or vice versa, by 
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means of a compressible refrigerant and includes air conditioner, condenser, compressor, 

refrigeration unit and all equipment and accessory devices.”  For the purpose of this 
report, the usage of the term “heat pump” is intended to reflect this definition.  
 

Noise Issues Associated with Heat Pumps 

 

With rising energy costs for homes, more and more homeowners are opting to install heat 

pumps.  Such devices are typically installed outside a building or structure where 

connection to the heating and ventilation system is easiest.  There are three main 

components of a heat pump which include a powerful fan, a compressor, and refrigerant 

gas circulation which generate noise to the surrounding environment.  This noise is 

magnified further when heat pumps are located within side yards where the noise from 

the pump can bounce between the exterior walls of two residences.  The noise generated 

by a heat pump can create a nuisance to adjacent property owners and impact quality of 

life, particularly due to the placement of bedrooms and windows within a home. 

 

From April 1, 2014 to April 1, 2015, the City received 50 noise complaints.  Of those 

complaints, 13 involved heat pumps, cooling systems, ventilation systems, hot tubs, and 

generators.  The noise issue with heat pumps in residential areas is a concern for 

municipalities across the country and was the subject of a study that was undertaken by 
the Canadian Mortgage Housing Corporation (CMHC Study) in 2000 – see Appendix A.  

The CMHC Study found that the noise levels generated by heat pumps vary depending on 

the power of the pumps, their technology, when they are manufactured, their degree of 

wear and tear, and how they are placed around residences.    

 

As outlined in the CMHC Study, the approaches to mitigate the impact of noise include 

avoiding the placement of heat pumps near neighbouring windows or near noise-

reflective surfaces such as a wall or hard-packed soil which can aggravate noise, and to 

build a noise-attenuation device around heat pumps to muffle the sounds.     

 

EXISTING POLICY 

 

Noise Bylaw No. 6520, 1999 

 

Currently, the Noise Bylaw is the only regulatory tool the City has for addressing noise 
concerns.  The Bylaw outlines the maximum levels of continuous noise that can emanate 

from real property within an Activity Zone or Quiet Zone.  An Activity Zone is defined as 

“every area in the Municipality that is not specifically designated as a quiet zone”.  A 
Quiet Zone is defined as “those areas within the Municipality which are so designated 

from time to time in Schedule “A” of the Noise Bylaw.  As per the Noise Bylaw, 
Residential areas are identified as being within a quiet zone as indicated below: 
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The Noise Bylaw stipulates that the maximum level of continuous noise emanating from 

a real property within a Quiet Zone or from a stationary source on a highway adjoining 

such real property in a Quiet Zone, shall not exceed 55 dBs (decibels) during the daytime 

and 45 dBs at night.   Continuous noise is defined as any noise continuing for a period or 

periods totalling in excess of three minutes in any fifteen minute period of time.  The 

noise typically generated from a heat pump would fall under the category of continuous 

noise as per this definition.  

 

DISCUSSION 

 

Approaches to Addressing Heat Pump Noise Issues 

 

Regulating noise issues related to heat pumps through the Noise Bylaw is a common 

approach for most municipalities. The key challenges with solely addressing heat pumps 

through the Noise Bylaw (on a bylaw enforcement/complaint basis) include: 

 

 Enforcing is reactive. Adding requirements within the Zoning Bylaw would be a 
proactive move to address the siting and screening of such equipment before problems 

occur. 

 

 Enforcing is difficult as the noise occurs sporadically and unpredictably. 
 

 Enforcing by issuing tickets is punitive and often does not remedy the situation.  
 

 Enforcing often results in the owner of the heat pump using “trial and error” methods  
(e.g. erect a structure, add a timer, add absorbent pads underneath, add a “blanket”, or 
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a combination thereof) to bring the noise within acceptable levels.  This can become 

costly to the owner of such equipment without necessarily remedying the situation.   

 

Through a recent precedent analysis, staff found that municipalities such as the Township 

of Langley, City of Nanaimo and Town of Ladysmith have opted to go a step further in 
addressing the noise concerns of heat pumps through the creation of siting and screening 

requirements for such installations within a Zoning Bylaw in addition to having 

requirements within their respective noise control bylaws. As noted in the CMHC Study, 

proper siting and screening can go a long way towards mitigating the noise impacts, as 

can encouraging the proper installation and maintenance of such systems.  Such zoning 

regulations, combined with Noise Bylaw regulations, provide a two-pronged approach for 

addressing these noise issues.  

 

Precedent Analysis of Heat Pump Regulations Through the Zoning Bylaw 

 

As outlined above, a number of jurisdictions have created Zoning Bylaw regulations 

specific to the siting and screening of heat pumps within residential areas.  The following 

chart provides a comparison summary of the zoning regulations from each respective 

municipality: 

 
Figure 1: Precedent Analysis for Heat Pump Regulations in Zoning Bylaws 

 

Municipality Zoning Bylaw - Setback 

Requirements for heat 

pumps 

Other 

Regulations/Guidelines 

Township of Langley Heat pumps or air 
conditioning equipment 

cannot be located at the side of 
a building face adjacent to a 
side lot line or in the required 

side lot line setback for a 
principal building, except 

where the side lot line abuts a 
flanking street or lane. 
Minimum 1.5 m. (4.9 ft.) from 

any property line. 
 
(Section 104.4 (12) of 

Township of Langley Zoning 
Bylaw 2500) 

Heat Pump equipment is to 
be sited in either the front or 

rear yards and towards the 
middle of the building or 
dwelling that it will be 

serving, and must meet the 
sound rating listed in the 

Township of Langley Noise 
Control Bylaw (cannot 
exceed 55 dBs from 7AM-

10PM and 45 dBs from 
10PM – 7AM).  
 

Building Permit requirement 
for the location of heat 

pumps to be noted on 
building permit drawings. 
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City of Nanaimo Heat pumps are only permitted 

within a rear yard and cannot 
be located closer than 4.5 m. 

(14.7 ft.) from a side property 
line and 3.0 m. (10 ft.) to rear 
property line 

 
(Section 6.5.1 of City of 
Nanaimo Zoning Bylaw No. 

4500) 
 

City of Nanaimo has also 

developed a brochure which 
provides information on 

setback requirements for 
Heat Pumps as well as 
encourages the proper 

installation of heat pumps. 
 
No specified dBs maximum 

in Noise Control Bylaw for 
heat pumps or air 

conditioning units. 

Town of Ladysmith Heat pumps are only permitted 
within a rear yard and have to 
be set back a minimum 3.0 m. 

(10 ft.) from a property line. 
 

(Section 5.6 of Town of 
Ladysmith Zoning Bylaw No. 
1860) 

Town of Ladysmith also has 
requirements under the Noise 
Bylaw for heat pumps in 

quite zones (cannot exceed 
50 dBs from 7AM-10PM and 

45 dBs from 10PM-7AM) 

 

PROPOSED APPROACH 

 

Based on the CMHC Study and the above precedent analysis, it is suggested that the 

following types of requirements be considered for addition to the Zoning Bylaw as part of 

a future text amendment bylaw for all heat pumps within residential areas:   

 

 Establishing minimum setback requirements of heat pumps from property lines.  Not allowing heat pumps to be located within a front yard or side yard.  Requiring heat pumps to be sited away from the windows of adjacent residences.  Including requirements for screening heat pumps through landscaping, fencing, and 

other visual and acoustical buffering. 

 Requiring heat pumps to be properly or professionally installed with measures taken 
to minimize noise, where possible. 

 Referencing in Zoning Bylaw that heat pumps need to comply with Noise Bylaw. 
 

It is also recommended that the City develop measures as part of the Building Permit 

process to allow staff to examine the siting, screening, and proper installation of heat 

pumps for new home construction.  Developing such measures as part of the building 

permit application process will provide a mechanism to check for the proper installation 
of heat pumps before they create problems for adjacent residents.    

 

NEXT STEPS 

 

Should Council endorse the proposed approach, staff would proceed with preparing an 

Amendment Bylaw to amend the Zoning Bylaw, in addition to developing measures as 

part of the Building Permit application process for new home construction, for the 
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purposes of regulating and assessing the siting, screening, and installation of heat pumps 

and bring these forward for consideration at a future Council meeting.  

  

INTERDEPARTMENTAL LIAISON 

 

City staff from the Bylaw Enforcement, Building and Plumbing, and Planning divisions 

of the Development Services Department are participating in this process. 

 

OPTIONS 

 

Council has the following options for consideration: 

 

1. That Council direct staff to proceed with preparing an Amendment Bylaw for the 

purpose of adding regulations to the Zoning Bylaw that would control the siting, 

screening, and installation of heat pumps within residential districts. 

 

2. That Council direct staff to proceed with developing measures as part of the 

Building Permit application process for assessing the location of heat pumps 
within residential districts for new homes. 

 

3. That Council provide staff with alternative direction. 

 

Staff recommends Options 1 and 2.  

 

CONCLUSION 

 

The increased popularity of heat pumps in residential areas has created the need for 

municipalities to carefully consider how they are sited, screened and installed in order 

minimize impacts on adjacent residences.  Currently the City can only regulate heat 

pumps through the Noise Bylaw in regards to requiring heat pumps to operate within a 

specified decibel range depending on the time of day.   

 
This report suggests that additional requirements can be incorporated into the Zoning 

Bylaw as well as new measures in the Building Permit application process for regulating 

and assessing how heat pumps are sited, screened, and installed on a property.   This is a 

prudent approach that is consistent with what has been observed in other municipalities 

who are also facing similar challenges given the increased presence of heat pumps in 

residential areas.  

 

 

 

ATTACHMENTS: 

 

Attachment 1 - CMHC Study of the Noise Generated by Heat Pumps in Residential Areas 
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Attachment 1 

CMHC Study of the Noise Generated by Heat 

Pumps in Residential Areas 

 



Introduction

The number of domestic heat pumps installed has increased

substantially recently due, on one hand, to rising energy costs

(oil, gas and above all, electricity) and, on the other, to aggressive

marketing. Heat pumps are usually located outside the house

where connection to the heating and ventilation systems is

easiest. In some circumstances, a noise disturbance is generated

in the neighbourhood. In fact, all heat pumps, regardless of

whether or not they have an integrated compressor, are noisy.

They all have a powerful fan which directs outside air to ensure

that all the coils are cooled. In addition to this noise, there is

also the noise of the compressor itself and, the noise of the

refrigerant gas circulating. Municipalities in Quebec are

receiving an increasing number of complaints, especially during

the summer, about this type of residential utility. Those without

any municipal noise bylaws are thinking about adopting such

bylaws to counter this type of disturbance. 

The research project, subsidized by CMHC, on the noise

generated by heat pumps in residential areas, thus had several

objectives: first of all, to analyze the noise pollution mode of

the most commonly used heat pumps in residential areas;

subsequently, to study the possibility of a simple noise

reduction device to confine the noise produced by this type of

residential utility; to verify to what extent this device had to be

adapted to each of the various machines; and finally, to ensure

that the selected device would not reduce the thermal capacities

of the pumps, both in air-conditioning and heating modes. 

The first stage of the study took place between May and August

1990. It verified, in situ, the noise produced by the major heat

pump brands in the Québec City area. Most of the single-family

residential districts in this area were systematically visited. One

hundred and twenty-five heat pumps were thus identified either

because they were visible, or could be heard from the street.

After having analyzed the distribution by brand of the 125 heat

pumps in the sampling,TRANE was the most frequent with 

38 units, followed by CARRIER,YORK and LENNOX, with

28, 18 and 10 units respectively. 

Sampling and On-site Measurements

To trace a realistic picture of the general noise characteristics of

the heat pumps identified, an initial measurement of the sound

pressure level was taken at a distance of one metre from each

unit. Thus 80 reference files were opened with pumps generating

noise levels from 52.5 to 70.6 dB(A). For this first batch of files,

the distribution by brand of the 125 heat pumps identified was

respected as far as possible. Moreover, in this sampling of 

80 heat pumps, 20 from amongst the noisiest, were studied in

greater depth. The detailed noise measurements dealt essentially

with the determination of the sound power of each heat 

pump and with two reference 1/3 octave spectrum bands to

characterize the noise of the fan, the first one in front of the

pumps and the second on top. 
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The results of the global noise measurements in dB(A), taken at

a distance of one metre from each unit serve to confirm that

most heat pumps can be considered as noisy (with the exception

of the top-of-the-line and newer models). In addition to this

first observation, the data for the 80 heat pumps for which

measurements were taken show that certain brands and models

are noisier than others. In addition, it was observed that the

location of the heat pump in relation to the house is often one

of the reasons for its impact on the neighbourhood. Thus

certain pumps that we ranked “middle of the pack” in our

sampling were considered by neighbours as being very noisy

due to their less than optimum location which aggravated the

noise situation. 

The in situ measurements thus made it possible to attain the

main goal which had been set for the research project, i.e., to

broaden our knowledge of noise pollution modes and of the

noise generated by exterior heat pumps in their utilitarian

context, i.e., residential districts. 

Sound Attenuation Feasibility Study

To respect the statistical compilation recorded on site, a

TRANE heat pump was chosen for a detailed muffler feasibility

study. Not only did this brand seem to be the most popular

but, in addition, it was still possible to find an older model of

the same brand which was relatively noisier than the most

recent series of products. Ideally, it would have been desirable

to have a used pump but the fact is that no installer could

provide us with one. The model chosen was a 2-ton pump

which is common and relatively noisy. As for the two other

pumps chosen for further study, these were units which had

been in service for several years, a YORK pump and a

LENNOX pump. 

The TRANE pump was installed in the new measurement

chambers in the “Laboratoire d’acoustique de l’Université

Laval”. The heat pump model was installed in an anechoic

chamber and the air circulation device, for research purposes,

was installed in the large adjoining reverberent chamber. This

experimental exercise made it possible to take both noise and

thermal measurements at the same time to attain the main

objective of the research project, i.e., the development of a

device which does not affect either the thermal or the air flow

requirements of the heat pump. The air handler was set up in a

vertical position; two perpendicular intake and exhaust ducts

were used to recirculate the air in the opposite corners of the

measurement chamber. 

The exterior unit of the heat pump had two main sources of

noise: the compressor itself, installed at the bottom of the

pump, in the middle of the coil, and the fan, placed at the top

of the pump and also in the middle of the coil. The noise

attenuation device finally proposed for this type of pump had

to meet four objectives: first of all, to control the noise

produced as near as possible to the source, with a shield

attached to the exterior envelope of the heat pump; then, using

a simple muffler, to reduce the level and modify the directivity

of the main source of noise represented by the fan at the top of

the pump; reduce the lateral radiation of noise from the four

airintake sides of the heat pump (since once the fan noise is

controlled, it is the noise radiation which is the culprit in

residential areas); lastly, to allow for a good air flow in the heat

pump by ensuring, if possible, the separation of the air intake

and the air exhaust. 

For practical reasons, the muffler placed at the fan exhaust was

not modified; its length, moreover, was the only element which

could have been changed (to a certain extent, to the detriment

of the air flow). That is why the possible modifications in the

noise reduction device focused on the four air-intake sides of

the heat pump. This was done in accordance with three

different intervention stages. Noise measurements determined

the general sound pressure of the heat pump and analyzed the

composition of the noise produced on the different sides of the

pump. To take into consideration the possible directivity of

various noise sources, the acoustic pressure and intensity

measurements were all taken simultaneously. Nevertheless, this

precaution did not make it possible to identify any particular



directivity of the pump’s noise pollution because of the pump’s

very open design. The detailed calculation of the noise pressure

subsequently made it possible to assign the result of each stage

in the installation of the muffler and to evaluate the global

noise reduction achieved. The objective of the air flow

measurements was to determine whether noise reduction

measures on heat pumps could have any influence on the

thermal performance of the pump and, if necessary, to provide

details on any possible changes in the pump’s mechanical

behaviour. These measurements dealt with the detailed

determination of air speeds in the various parts of the heat

pump and with the verification of temperature spreads between

the intake and exhaust air flows. This latter category of

measurement was also used on the “air handler” side, especially

as pertains to different speeds and to the corresponding

temperature differential. 

A constant air flow rate, with or without the muffler, is an

essential condition for the effectiveness of the devices studied. It

has to be pointed out, however, that the heat pump’s shield and

the layout of its components already significantly obstruct air

flow, in particular, the orientation, the dimensions and the

nature of the intake and exhaust screens. The temperature

spreads or average differential at the pump’s intake and exhaust

points have a direct effect on the air flow rate. Higher velocities

reduce the spreads and vice versa. 

To complete this detailed laboratory experiment, two other

mufflers were designed and installed on relatively different

pumps, i.e., a 3-ton YORK heat pump with intake screens on

the four lateral sides and with exhaust air expelled by a fan on

top of the pump, and a 3-ton LENNOX heat pump, with

intake screens on two of the lateral sides and with exhaust on

the two opposite sides. The YORK heat pump resembled to a

certain extent the TRANE model which had been studied in

laboratory although it had additional air intake screens on the

three edges of its casing. On the other hand, the LENNOX

heat pump was very different from the other two since it was

completely closed in on the top with the air circulating

diagonally (through the pump’s casing). 

General Conclusion

It was concluded that exterior residential heat pumps are a

major source of continuous noise and are certainly a source of

environmental disruption in low- and middensity residential

areas. The noise levels produced vary depending on the power

of the pumps, their technology, when they were manufactured,

their degree of wear and tear, and how they are placed around

the residences. 

Avoid placing the pumps near neighbouring windows or near

reflecting surfaces such as a wall or hard-packed soil which can

aggravate the noise situation. Nevertheless, regardless of the

situation, it is always possible to build a noise attenuation

device around heat pumps. This solution is preferable to the

construction of a curtain wall, since the screen wall would

obstruct the circulation of air around the machine. 

An effective muffling device must be installed as close as possible

to the casing of the heat pump and include appropriate mufflers

for the pump’s air intake and exhaust points, in addition to an

insulated central envelope. Unfortunately, one device cannot be

designed to fit all pumps; it has to be designed and built in

accordance with the dimensions and characteristics of each

particular heat pump model. If necessary, this device can be

supplemented by coating the closest wall with an absorbent

material to control sound reflection. For example, the acoustic

results obtained from the various mufflers tested were weighted

to reflect the pumps’ respective intake and exhaust surfaces 

(to obtain a global noise reduction figure): the muffler installed

on the YORK heat pump was the most effective with noise

reduction in excess of 16 dB(A), whereas the two other models

achieved a very respectable global noise reduction capacity in

excess of 11 dB(A). 

A well designed muffler will not affect the thermal performance

of heat pumps. It is possible that thermal performance of the

pumps may be enhanced due to better air flow separation at 

the intake and exhaust points. For a robust model in thick

galvanized steel, the cost of a noise muffler may vary between

$400 and $600. This should not be considered exorbitant when

this device can ensure the tranquillity of your neighbourhood. 
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To: Mayor Coté and Members of Council 

Committee of the Whole Meeting 

Date: 4/13/2015 

    

From: Beverly Grieve 

Director of Development Services 

File: 13.2606.20 

  Report #: 124/2015 

 

Subject: 

 

Heritage Register Update April 2015 

 

 

 

RECOMMENDATION: 

 

 THAT Council direct that the following property addresses be added to the City’s 
Heritage Register: 

 

 336 Agnes Street; 

 709 Cumberland Street; and  746 Ewen Avenue. 
 

THAT Council direct that the Heritage Register listing for 702 Salter Street be 

revised to reflect the new address of 188 Wood Street. 

 
THAT Council direct that 711 Carnarvon Street be removed from the City’s 
Heritage Register. 

 

 

PURPOSE 

 
The purpose of this report is for Council’s consideration of placing three properties on 

and removing one property from the City’s Heritage Register, and revising one existing 
listing to reflect its new address. 

 

BACKGROUND 

 

A community Heritage Register is an official listing of properties that have been 

identified by a local government as having heritage value.  When a local government adds 

a property to its Heritage Register, they must identify why the property has heritage 

significance by providing a value statement. This is the minimum requirement as per the 
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relevant section in the Local Government Act. Since the publication of the “Standards & 
Guidelines for the Conservation of Historic Places in Canada” in 2003, however, the 
practice across Canada is to provide a more detailed determination of a property’s 
heritage significance with a Statement of Significance. A Statement of Significance is not 

required in order to place a property on a local government or provincial Heritage 
Register, but it is required to place it on the national Register of Historic Places.  

 

When Council adds a property to the Heritage Register, the related Council resolution and 

the accompanying Statements of Significance (or value statements) are sent to the 

Province’s Heritage Branch, where they are reviewed by the Registrar and added to the 

provincial Heritage Register. The Province then forwards only the listings that have a 

Statement of Significance to the Canadian Registrar at Parks Canada, for review and 

placement on the national Register of Historic Places. This process can sometimes take 

two to three years.  Of the 233 properties currently listed on the City’s Heritage Register, 

all have been sent to the Province and 155 have so far been added to the national Register 

of Historic Places.  The remainder that are eligible will be forwarded to Parks Canada by 

the Province once they clear them.  

 

The web-site for the national Register of Historic Places is often accessed by tourists who 

are interested in the heritage of areas within Canada that they intend to visit; therefore, 
there are tourism benefits for the City to have a good list of properties on the national 

Register of Historic Places.  In fact, a recent analysis of the effectiveness of the national 

Register of Historic Places webpage has identified that it receives an average of 65,744 

hits per month from interested viewers.  

 

POLICY CONTEXT 

 

Heritage Policy Context 

 

The City’s community Heritage Register is authorized by Section 954 of Part 27 of the 
Local Government Act. The City created a Heritage Register in 1994 and currently has 

233 properties listed, which include single family dwellings (the majority of listings), 

commercial buildings, parks, roads and two trees.   

 

The Heritage Register gives notice to property owners and potential buyers of heritage 
factors which may impact development of a listed property.  It also enables the City to 

monitor proposed changes to the property through licensing and permit application 

processes. Inclusion of a property on the Heritage Register does not constitute permanent 

heritage protection, nor does it create any financial liability for either the City or the 

property owner. Properties listed on a Heritage Register are eligible for special provisions 

in the BC Building Code Alternate Compliance Methods section and the Homeowner 

Protection Act.   

 

In keeping with Section 954, Part 27 of the Local Government Act, property owner 

consent is not required prior to their property being listed on a Heritage Register; 

however, it is the City’s practice to place properties on the Register with owner consent. 
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Proposed Existing 

 

2015 

As per the Heritage Revitalization Agreement Policy, endorsed by Council in 2011, 

properties that are part of a Heritage Revitalization Agreement (HRA) project are added 

to the Heritage Register.  Typically this step occurs after third reading or adoption of the 

HRA bylaw and in these cases, the Statement of Significance is provided by the 

applicant’s heritage professional.  For properties that are only being listed on the Heritage 
Register, staff provides a value statement (a short summary) of heritage significance.  

 

DISCUSSION 

 

Heritage Value of Proposed Additions to the Heritage Register  

 

All three properties being proposed for inclusion on the Heritage Register are part of 

Heritage Revitalization Agreement proposals and owners have agreed, through the HRA 

process, to have their property listed on the Heritage Register.  Each property has a 

Statements of Significance that outlines their individual heritage value. Please see 

Appendix A.  

 

A summary of the Statements of Significance for each property under consideration 

follows: 

 
336 Agnes Street 

 

Known as Dontenwill Hall, the building 

located at 336 Agnes Street is a two-storey 

plus basement meeting hall that was 

formerly a recreational hall/gymnasium.  It 

is valued for its association with the Roman 

Catholic Church and nearby Saint Peter’s 
Church. In addition it is valued for its association with Bishop Augustin Dontenwill, after 

whom the building is named, and with the architectural firm of Twizzel and Twizzel. 

Constructed in 1940, the building has continually been used by the local community for 

social and recreational activities. 

 

709 Cumberland Street 

 

The McKenzie Residence is located at 709 

Cumberland Street. It is a one and a half 

storey house designed in the Edwardian 

style.  Constructed in 1911, it is valued as 

one of the oldest still extant houses in the 

Sapperton neighbourhood. 
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Existing Proposed 

Existing 

1974 

746 Ewen Avenue 

 

The Shymkovich Residence, located at 

746 Ewen Avenue, is a one and a half 

storey house designed with a Craftsman 
style influence. Constructed in 1923, it is 

valued for being one of a small 

collection on interwar houses that retains 

its original design in the Queensborough 

neighbourhood.  It is further valued for its association 

with the original owner, Onofry Shymkovich and his family, who immigrated to New 

Westminster from Austria. 

 

Heritage Value of Proposed Removal from the Heritage Register 

 

711 Carnarvon Street  

 

Located at 711 Carnarvon Street and 

constructed in 1912, the Royal City Glass 

Building/Hill Block/Carnarvon Building, is a 
two-storey brick and stucco clad commercial 

building that was originally designed in the 

Classical Revival style.  

 

When the heritage legislation was updated in 

1994, local governments were able to 

automatically convert an existing heritage 

inventory into a community Heritage Register.  

The City of New Westminster opted to 

create its Heritage Register by converting 

only the inventory buildings in the 

Downtown to the Register. None of the 

properties received an updated review of 

their heritage significance at that time.   

 
The Statement of Significance (see 

Appendix B) completed in 2004, finds it 

difficult to establish a strong heritage value 

description given that much of the original 

character elements of the building had been removed.  There is value in the association of 

the building with the original owner and with the Royal City Glass Company, but this is 

not considered enough to validate this property’s inclusion on the Heritage Register. 
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Existing 
Rehabilitated 

Change in Address of Heritage Property 

 

188 Wood Street (formerly 702 Salter Street) 

 

As a result of a Development Permit and 
Heritage Revitalization Agreement proposal 

that was supported by Council in 2014, the 

historic Hansen/Emery Residence is being 

rehabilitated into two units and its exterior 

restored. Although it will be placed with the 

same orientation to Salter Street, it requires a 

change of address from 702 Salter Street to 

188 Wood Street. As a result, the City’s  
Heritage Register must be updated to reflect this change in address, which requires a 

Council resolution.   

 

Community Heritage Commission 

 

The Community Heritage Commission reviewed the above properties at their April 2015 

meeting and concurs with the recommendations of this report. 
 

OPTIONS 

 

The following options are available for Council’s consideration: 

 

1) That Council direct that the following property addresses be added to the City’s 
Heritage Register: 

 

 336 Agnes Street;  709 Cumberland Street; and  746 Ewen Avenue. 
 

2) That Council direct that the Heritage Register listing for 702 Salter Street be 

revised to reflect the new address of 188 Wood Street. 

 

3) That Council direct that 711 Carnarvon Street be removed from the City’s Heritage 
Register. 

 

4) That Council give staff other direction 

 

Staff recommends Options #1, 2 and 3. 
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CONCLUSION 

 

The addition of these three properties to the City’s Heritage Register satisfies the 
requirement of the Heritage Revitalization Agreement policy.  The removal of and 

updating of the two properties in this report are in support of maintaining an accurate 
Heritage Register. 

 

 

 

ATTACHMENTS: 

 

Appendix A: Statements of Significance for 336 Agnes Street, 709 Cumberland Street, 

746 Ewen Avenue, 711 Carnarvon Street, and 188 Wood Street (formerly 702 Salter 

Street) 
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 Jackie Teed, 

Manager of Planning 
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Beverly Grieve 

Director of Development Services 

 Lisa Spitale 

Chief Administrative Officer 

 

 

 



Appendix A 
Statements of Significance for 

336 Agnes Street

709 Cumberland Street 

746 Ewen Avenue

711 Carnarvon Street

188 Wood Street (Formerly 

702 Salter Street)





Statement of Significance 336 Agnes Street, New Westminster 

Dontenwill Hall is important as a surviving example of a design by prominent, 
Vancouver-based architectural firm, Twizell and Twizell.  The firm is remembered 
mostly for its many school and church buildings in the Lower Mainland. This 
commission was the firm's second for the Roman Catholic Church in New Westminster, 
having also designed the nearby St. Peter's church at 300 Royal Avenue in 1937. 

Together with the associated Art Deco St. Peter's Church and the adjacent Modernist 
St. Peter’s School (1953, demolished), this stucco-clad, rational building design with a 
broad, Modernist-inspired facade, illustrates the post-depression shift from traditional 
and "historic" architectural influences to a forward-looking aesthetic. These buildings 
illustrate a continuous "Catholic campus" of the church’s many institutional buildings in 
the neighbourhood since 1860.  The hall and St. Peter's Church are only extant. 

Character Defining Elements 

 Siting on the lot facing, and set below, Agnes Street in close proximity to St.
Peter's Church.

 Continuous use as a (religious) community institution since construction.

 Institutional function as expressed in its form, scale and massing, with public-
oriented facade, prominent entrance and near-complete lot coverage.

 Over-height gymnasium space with low-pitched, hipped roof.

 Modernist-inspired street facade with symmetrical projecting corner bays and
raised central bay.

 Prominent recessed main entrance with "eyebrow" roof and building name panel
above.

 Side facades articulated by regular pilasters with matching window layouts and
"eyebrow" roofs over double exit doors.

 Original wood-framed, sash windows with horizontal muntins, where extant.

 Sand float, cement stucco cladding with light swirl pattern.

 Mminimal, flat stock window and door wood trims.

 Red brick furnace chimney.
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NAME:    Shymkowich Residence
ADDRESS:    746 Ewen Avenue, 
    New Westminster
ORIGINAL ADDRESS:  730 Ewen Avenue,  
    New Westminster
ORIGINAL OWNER:   Onofry Shymkowich
DATE OF CONSTRUCTION:  1923

DESCRIPTION OF THE HISTORIC PLACE

The Shymkowich Residence is a one and one-half storey, with 
full basement, wood-frame house located at 746 Ewen Avenue 
in the Queensborough neighbourhood of New Westminster. 
The Craftsman-style influenced interwar house features a side-
gabled roof with a large shed roof dormer and a projecting 
front-gabled entryway.

HERITAGE VALUE OF THE HISTORIC PLACE

The Shymkowich Residence, built in 1923, is valued 
for its connection with the interwar development of the 
Queensborough neighbourhood of New Westminster, for its 
association with original owner, Onofry Shymkowich, and for 
its design, influenced by the Craftsman style. 

Residential development first began in Queensborough 
around the beginning of the twentieth century, after an influx 
of industry that included the arrival of shipyards, machine 
works, canneries, and lumber mills. Though development all 
but ceased during the First World War, a brief resumption in 
pre-wartime development occurred during the early and mid 
1920s. After arriving in Canada from Austria in 1905, Onofry 
Shymkowich settled in New Westminster in 1922 and began 
constructing his family home, which would be located at 730 
Ewen Avenue in Queensborough. Shymkowich, a farmer and 
labourer, remained in the house with his wife and children 
through the end of the Second World War, moving out of New 
Westminster in 1945.   Shymkowich passed away in 1961 in 
Port Coquitlam. 

Queensborough continued to add density through the second 
half of the twentieth century and today is home to a mix of 
commercial, industrial and residential neighbourhoods, 
which are primarily composed of single-family detached 
houses. Constructed in 1923, the Shymkowich Residence is 
recognized as an older home in the area and remains an intact 
example of the typical development in Queensborough during 
the interwar period.

Following the First World War, architecture in North America 
tended to favour cozy designs entrenched in traditionalism, 
which reflected the domestic values and ideals of an earlier, 
pre-war age. Residences constructed during the 1920s 
and 1930s were expected to display a readily-identifiable 
historical style, most reflecting the late influence of the Arts 
and Crafts movement, though more modest in scale and 
ornamentation than those constructed in the early 1900s. The 
robust, Craftsman influenced architecture of the Shymkowich 
Residence, featuring local materials and a symmetrical front 
façade, illustrates the architectural tendencies of the time.

CHARACTER-DEFINING ELEMENTS

The key elements that define the heritage character of the 
Shymkowich Residence are its:

location mid-block on Ewen Avenue, as part of the  
Queensborough neighbourhood of New Westminster;
continuous residential use since 1923;  
residential form, scale and massing as expressed by its  
one and one-half storey height with full basement;
wood-frame construction; 
vernacular Craftsman-style features, including: main  
side-gabled roof structure; shed roof dormer on the front 
façade; projecting front-gabled entryway; and central 
front porch with square columns, accessed by a flight of 
steps; 
variety of original window openings; and 
internal chimney 
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The Shymkowich Residence is a significant heritage resource 
in the City of New Westminster. The Parks Canada Standards 
and Guidelines for the Conservation of Historic Places in 
Canada (2010) is the source used to assess the appropriate 
level of conservation and intervention. Under the Guidelines, 
the work proposed for the Shymkowich Residence includes 
aspects of preservation, rehabilitation and restoration.

PRESERVATION: the action or process of protecting, 
maintaining, and/or stabilizing the existing materials, 
form, and integrity of a historic place or of an individual 
component, while protecting its heritage value.

RESTORATION: the action or process of accurately 
revealing, recovering or representing the state of a 
historic place or of an individual component, as it 
appeared at a particular period in its history, while 
protecting its heritage value.

REHABILITATION: the action or process of making 
possible a continuing or compatible contemporary use 
of a historic place or an individual component, through 
repair, alterations, and/or additions, while protecting its 
heritage value.

Interventions to the Shymkowich Residence should be 
based upon the Standards outlined in the Standards and 
Guidelines, which are conservation principles of best practice. 
The following General Standards should be followed when 
carrying out any work to a historic property.

STANDARDS

Standards relating to all Conservation Projects
Conserve the heritage value of a historic place. Do1.
not remove, replace, or substantially alter its intact or 
repairable character-defining elements. Do not move 
a part of a historic place if its current location is a 
character-defining element.

Conserve changes to a historic place, which over time,2.
have become character-defining elements in their own
right.
Conserve heritage value by adopting an approach calling3.
for minimal intervention.
Recognize each historic place as a physical record of4.
its time, place and use. Do not create a false sense of
historical development by adding elements from other
historic places or other properties or by combining
features of the same property that never coexisted.
Find a use for a historic place that requires minimal or5.
no change to its character defining elements.
Protect and, if necessary, stabilize a historic place until6.
any subsequent intervention is undertaken. Protect and
preserve archaeological resources in place. Where there
is potential for disturbance of archaeological resources,
take mitigation measures to limit damage and loss of
information.
Evaluate the existing condition of character-defining7.
element to determine the appropriate intervention
needed. Use the gentlest means possible for any
intervention. Respect heritage value when undertaking
an intervention.
Maintain character-defining elements on an ongoing8.
basis. Repair character-defining element by reinforcing
the materials using recognized conservation methods.
Replace in kind any extensively deteriorated or missing
parts of character-defining elements, where there are
surviving prototypes.
Make any intervention needed to preserve character-9.
defining elements physically and visually compatible
with the historic place and identifiable upon close
inspection. Document any intervention for future
reference.

Additional Standards relating to Rehabilitation
Repair rather than replace character-defining elements.10.
Where character-defining elements are too severely 
deteriorated to repair, and where sufficient physical 
evidence exists, replace them with new elements that 
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APPENDIX – A   STATEMENT OF SIGNIFICANCE (per City of New Westminster, Heritage Register)

702 Salter Street, 2011 

CONSTRUCTION DATE 

1912 (City of New Westminster, Building Permit records) 

DESCRIPTION OF HISTORIC PLACE 

The Hansen Residence is a one and one-half storey, wood-frame house located at 702 Salter Street in 
the Queensborough neighbourhood of New Westminster. It sits forward on a lot that is flat and being used 
as a tree farm. It is part of a residential zone and currently sits adjacent to an empty lot. The Edwardian-
era vernacular house features horizontal wood siding, a front-gabled roof and a projected front-gable 
entryway. 

HERITAGE VALUE 
The Hansen Residence, built in 1912, is valued for its connection with the early development of the 
Queensborough neighbourhood of New Westminster. This area is important for its unique identity that is 
partly due to its isolated location, its geography and its culturally diverse population.   

The house is a typical, but now rare, example of the development that was common in Queensborough in 
the years prior to the outbreak of World War One. Peter J. Hansen (1849-1932), a farmer who emigrated 
from Norway, owned the house upon its completion in 1912. The property operated as a dairy farm for 
approximately 50 years.   

The connection of this house to a Norwegian family is valued for its representation of the large number of 
people who emigrated to Queensborough from various European countries. Louise Hansen, Peter’s wife, 
sold the house in 1937, five years after the death of her husband.   

The Hansen Residence is also valued for its connection to the Emery family, who owned the property 
from 1955 until 2011. Well-known in the community, the property became known as “Paul Emery’s Tree 
Farm” and held a nearly 3 acre (1 hectare) collection of Birch trees. This property is often cited by 
neighbourhood residents as an important site for both cultural and historic reasons.   
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The house is also significant for its modest vernacular architecture and construction, notably its projecting 
front-gabled entryway, triangular brackets and pointed bargeboards. Likely incorporating materials 
produced in the local sawmills, the Hansen Residence illustrates the industriousness of local residents 
during the early development of both Queensborough and New Westminster.   

At some point in time, the house, which is in relatively good condition, was raised as a way to deal with 
the constant threat of flooding. Most of the houses in Queensborough that were originally built at grade 
have been raised up for this reason, thus this house represents the neighbourhood response to living on 
a flood plain within reach of the Fraser River.

CHARACTER-DEFINING ELEMENTS 
Key elements that embody the heritage values of Maison Velay include its: 

 Location on Salter Street, as part of the Queensborough neighbourhood of New Westminster; 

 Continuous residential use for nearly a century; 

 Residential form, scale and massing as expressed by its rectangular shape and one and one-half 
storey height; 

 Vernacular features including: front-gabled roof with projecting front-gabled entryway, triangular 
brackets, pointed bargeboards and horizontal wood siding; 

 Variety of wooden-sash and frame windows, and; 

 Internal brick chimney. 

RECOGNITION
Pending 



R E P O R T  
Development Services 

To: Mayor Coté and Members of Council 

Committee of the Whole Meeting 

Date: April 3, 2015

From: Beverly Grieve 

Director of Development Services 

File: REZ00049 

Report #: 145/2015 

Subject: Closing a Portion of Boyne Street adjacent to 620 Salter Street 

RECOMMENDATION: 

1. THAT Council refer Boyne Street Road Closure Bylaw No. 7739, 2015 for

consideration of First, Second and Third Readings.

2. THAT Council schedule an Opportunity to be Heard for the Boyne Street Road

Closure Bylaw No. 7739, 2015 for April 27, 2015.

PURPOSE 

The purpose of this report is to request Council consideration of First, Second and Third 

readings of the subject bylaw to close a portion of Boyne Street adjacent to 620 Salter 

Street for the purpose of enabling it to be sold and consolidated with the property at 620 

Salter Street.  

BACKGROUND 

When the current owners of 620 Salter Street made application to rezone their property 

for the purpose of developing a townhouse project they made an offer to purchase the 

adjacent Boyne Street road allowance from the City. On January 10, 2011 Council 

endorsed the sale of the land and the site plan for the proposed rezoning for the project 

including the Boyne Street road allowance. The zoning of the Boyne Street road 

allowance was adopted by Council on November 3, 2014 at the same time as the rezoning 
for 620 Salter Street. The closure of the road is now required for the land sale and lot 

consolidation to be completed. 



City of New Westminster April 13, 2015 2 

 

Agenda Item 145/2015 

EXISTING POLICY/PRACTICE   

 

The practice of the City of New Westminster is to sell land surplus to civic needs, where 

its inclusion in a project would assist in the attainment of civic objectives for the area and 

the City as a whole. 
 

ANALYSIS 

 

Making the subject piece of road allowance available for sale requires that it be closed as 

a road, and in the process converted to a separate parcel of land. This is the same process 

used by the Ministry of Transportation recently to dispose of excess land when the 

Queensborough Bridge and Howes Street interchange projects were complete. The sale of 

excess roadway reduces expenses to the local government and allows for an increase in 

local assessments.  

 

NOTICE 

 

In accordance with Section 94 of the Community Charter, notice of Council’s intention to 

close this portion of Boyne Street will be published in the local newspaper for two weeks. 

 

NEXT STEPS 

 

1. Boyne Street Road Closure Bylaw No. 7739, 2015 considered by Council for three 

readings on April 13, 2015 

2. Boyne Street Road Closure Bylaw No. 7739, 2015 is advertised in the local 

newspaper for two consecutive editions. 

3. An Opportunity to be Heard for Boyne Street Road Closure Bylaw No. 7739, 2015 

to be scheduled for April 27, 2015 

4. Council consideration of adoption of the Boyne Street Road Closure Bylaw No. 

7739, 2015. 

5. Sale of the parcel to the applicants. 

6. Consolidation of the parcel and the existing property at 620 Salter Street. 

 

OPTIONS 

 
The options for consideration are: 

 

1. That Council refer Boyne Street Road Closure Bylaw No. 7739, 2015 for 

consideration of First, Second and Third Readings. 

 

2. That Council schedule an opportunity to be heard for the Boyne Street Road 

Closure Bylaw No. 7739, 2015 for April 27, 2015. 

 

3. That Council receive this report and take no further action. 

 

4. That Council provide staff with other direction. 
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Staff recommends Options 1 and 2. 

 

INTERDEPARTMENTAL LIAISON 

 

The proposed road closing and consolidation was reviewed at a multi-departmental 
Development Review Committee meeting. No departments expressed any concerns about 

the proposal. 

 

CONCLUSION 

 

The sale of this undeveloped roadway was contemplated during the rezoning of the 

property and the townhouse development plan shows it as part of the development. The 

sale will increase assessments in this area. 

 

 

 

 

ATTACHMENTS: 

 

Attachment 1:  Draft Boyne Street Road Closure Bylaw No. 7739, 2015 
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Attachment 1 

Draft Boyne Street Road Closure Bylaw  

No. 7739, 2015 

 



 

CORPORATION OF THE CITY OF NEW WESTMINSTER 

BYLAW NO. 7739, 2015 

A Bylaw to Close a Portion of Boyne Street 

__________________________________________________________________________ 

  

WHEREAS, pursuant to Section 40 of the Community Charter, Council may, by 

bylaw, close a portion of a highway to traffic and remove the dedication of the highway if, 

prior to adopting the bylaw, Council publishes notice of its intention in a newspaper and 

provides an opportunity for persons who consider they are affected by the bylaw to make 

representations to Council; 

  

AND WHEREAS the Council of the Corporation of the City of New Westminster 

deems it expedient to close to traffic and remove the dedication of highway of that portion 

of Boyne Street comprising approximately 951.2 square metres, created by the deposit of 

Plan 14481, which area is shown outlined in bold black on the Road Closure Plan; 

  

AND WHEREAS notices of Council’s intention to close that portion of highway to 

traffic and to remove its dedication as highway were published in the newspaper and posted 

in the public notice posting place, and Council has provided an opportunity for persons who 

consider they are affected by the closure and disposition to make representations to Council;  

  

AND WHEREAS Council does not consider that the closure of the Closed Road will 

affect the transmission or distribution facilities or works of utility operators; 

  

NOW THEREFORE THE CITY COUNCIL of the Corporation of the City of New 

Westminster in open meeting assembled ENACTS AS FOLLOWS: 
1. This Bylaw may be cited for all purposes as “Boyne Street Road Closure Bylaw No. 7739, 

2015.” 

2. Attached to this Bylaw as Schedule “A” and forming part of this Bylaw is a copy of 

reference plan of highway closure EPP48548, prepared by Eugene Wong and completed 

and checked on January 26, 2015 (the “Road Closure Plan”). 

3. The City hereby authorizes the closure to traffic and removal of highway dedication of the 

951.2 square metre portion of highway created by the deposit of Plan 14481, labeled 

“Road to be Closed” on the Road Closure Plan (the “Closed Road”). 

4. On deposit of the Road Closure Plan and all other documentation for the closure of the 

Closed Road in the New Westminster Land Title Office, the Closed Road is closed to public 

traffic, it shall cease to be public highway, and its dedication as a highway is cancelled. 

5. The Mayor and Corporate Officer are authorized to execute all deeds of land, plans, and 

other documentation necessary to effect this road closure. 
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READ A FIRST TIME this __________ day of ______________, 2015. 

 

READ A SECOND TIME this ________ day of _____________, 2015. 

 

READ A THIRD TIME this _________ day of ________________, 2015. 

 

ADOPTED this ________ day of ______________, 2015. 

 

 

 

              

Mayor       Corporate Officer  
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SCHEDULE “A” 

 

REFERENCE PLAN OF CLOSED ROAD EPP48548 
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See Report under the Attachment(s) 
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