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REGULAR MEETING OF THE  

LAND USE AND PLANNING COMMITTEE 

Notice is hereby given of the following Land Use and Planning Committee: 

July 4, 2016 at 12:00 p.m. 

Committee Room 2, City Hall 

AGENDA 

Call to order. 

ADDITIONS / DELETIONS TO THE AGENDA 

MOTION to amend the Land Use and Planning Committee agenda. 

ADOPTION OF MINUTES 

1. Adoption of the following minutes:

a. May 2, 2016

b. May 9, 2016

c. June 13, 2016

PRESENTATIONS 

2. No Items

UNFINISHED BUSINESS 

3. No Items

REPORTS FOR ACTION 

4. 1102, 1110, 1116 and 1122 Salter Street:  Official Community Plan

Amendment and Rezoning from Queensborough Residential Dwelling

Districts (RQ-1) to a Mixed Residential Zone in Order to Allow a 78 Unit

Residential Development and Dedicate Land for Park
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5. 260 Twelfth Street (Calvary Worship Centre and John Knox Christian

School): Rezoning from Public and Institutional Districts (Medium Rise) (P-2)

to Public and Institutional Districts (High Rise) (P-3)

6. 335 Thirteenth Street: Proposed Rezoning from Light Industrial Districts M-1

to Comprehensive Development Districts in Order to Allow the Expansion of

the Existing Rental Building from 17 Units to 24 Units

7. 1005 Ewen Avenue: Rezoining from Local Commercial Districts (C-1) to

Queensborough Townhouse Districts (RT-3) and Local Commercial Districts

(C-1) in Order to Allow a Project with 23 Townhouse Units and a 3,142

Square Foot Commercial Building

8. 720 Second Street: Heritage Revitalization Agreement and Heritage

Designation for Subdivision - Preliminary Report

9. 74 and 82 First Street and 108 Royal Avenue: Heritage Retention

10. 1023 Third Avenue: Heritage Revitalization Agreement and Heritage

Designation - Preliminary Report

11. 300 Salter Street (Port Royal): Development Permit and Development

Variance Permit for a Proposed 87 Unit Apartment Building

12. 1002, 1012, 1016 and 1020 Auckland Street:  Proposed Rezoning from Light

Industrial Mixed Use Districts to a Comprehensive Development Zone -

Preliminary Report

DIRECTOR’S / MANAGER’S REPORT (Oral Report)

12. 

NEW BUSINESS 

13. No Items

CORRESPONDENCE 

14. No Items

ADJOURNMENT 



 
 

REGULAR MEETING OF THE  
LAND USE AND PLANNING COMMITTEE 

 
May 2, 2016 at 12:00 p.m. 

Committee Room 2, City Hall 
 

MINUTES 
 

PRESENT: 
Mayor Jonathan Coté 
Councillor Patrick Johnstone 
Councillor Chuck Puchmayr 
 
GUESTS: 
Evan Allegretto  - Wesgroup 
Cheryle Beaumont   - Urban Academy  
 
STAFF: 
Ms. Bev Grieve  - Director of Development Services 
Ms. Lynn Roxburgh  - Planner 
Ms. Erika Mashig  - Parks and Open Space Planner 
Mr. Rupinder Basi  - Senior Planner 
Ms. Lauren Blake   - Committee Clerk 

 
The meeting was called to order at 12:04 p.m. 

 
ADDITIONS / DELETIONS TO THE AGENDA 
 

There were no additions. 
  
ADOPTION OF MINUTES 
 
1. No Items 

 
PRESENTATIONS 
 
2. No Items 
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UNFINISHED BUSINESS 
 
3. No Items 
 
REPORTS FOR ACTION 
 
4.  100 Braid Street (Urban Academy): Proposed OCP Amendment and Rezoning 

- Bylaw for Consideration of First and Second Reading 
 
 Bev Grieve, Director of Development Services, summarized the report dated May 

2, 2016, regarding the proposed Official Community Plan (OCP) Amendment and 
Rezoning that has been received for 100 Braid Street.  

 
 Evan Allegretto, Wesgroup, advised that additional artist and gallery space have 

been added to the proposal, and the space would be secured long term for artist use.  
A wedding/event space could not be provided at the site, due to the amount of 
parking required.  In addition, the demolition clause for Susan Grieg, owner of 100 
Braid Street Studios and Gallery, has been increased. 

 
 In response to questions from the Committee, staff, Mr. Allegretto and Cheryle 

Beaumont, Urban Academy, provided the following information: 
 • Wesgroup could arrange a lease for the artist space with the City, and the 

artist group could assign a manager to manage the space, or a non-profit 
model could be explored; • An increased demolition clause has been provided to Bully’s, and Wesgroup 
would reimburse Bully’s for funds invested in the space, if notice to 
demolish is provided within five years;  • The zoning for the proposed artist space would provide flexibility, and could 
also be used for other community uses, such as a library;  • A covenant could be arranged to lock in lease rates;  • Traffic Demand Management (TDM) benchmarks could be identified in the 
OCP Amendment or the rezoning, however, flexibility could be provided to 
allow the school to identify the best approach to address traffic management; • Upon completion of the school, a user agreement would be created, 
outlining the scale of preferred use, with non-profit organizations being 
provided first priority; and,  • The user agreement could also indicate that Sapperton based groups would 
be provided priority use. 

 
Discussion ensued, and the Committee suggested that involving City staff in 
arranging community use for Urban Academy amenity space could help to ensure 
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that the public is aware of and using the space.  It was also suggested that TDM 
benchmarks could be included in the OCP amendment or the rezoning for 
reference. 

 
 MOVED and SECONDED 
 THAT the Land Use and Planning Committee recommend that Council consider 

OCP Amendment Bylaw 7836, 2016 and Zoning Amendment Bylaw 7837, 2016 for 
First and Second Reading and forward the bylaws to a Public Hearing on May 30, 
2016. 

CARRIED. 
 All members of the Committee present voted in favour of the motion. 
 
5. 200, 228 Nelson's Crescent, 258 and 268 Nelson's Court and 230 Keary Street 

(Brewery District): Rezoning - Bylaw for Consideration of First and Second 
Readings 

 
 MOVED and SECONDED 

THAT the Land Use and Planning Committee recommend that Council consider 
Zoning Amendment Bylaw 7841, 2016 for First and Second Reading and forward 
the bylaw to a Public Hearing on May 30, 2016. 

CARRIED. 
 All members of the Committee present voted in favour of the motion. 
 
6. OCP Ecological Study: Update on Outcomes - Ecological Inventory, Brunette 

River Master Plan and Sapperton Reach Case Study 
  

Lynn Roxburgh, Planner, summarized the report dated May 2, 2016 regarding the 
Official Community Plan (OCP) Ecological Study. 
 
In response to questions from the Committee, Ms. Roxburgh, Bev Grieve, Director 
of Development Services, and Erika Mashig, Parks and Open Space Planner, 
provided the following information: 

 • Portals would be provided from the Greenway to the Sapperton Green 
development, which would provide additional “eyes on the street”; • A balance of lighting on the trails would be required, as pedestrians and 
bicyclists have different needs;   • The naturalized and transition zones are scientifically based;  • A survey has been received indicating the location of the top of the bank; • The implementation of the Activity and Urban Improvement Zones is 
unlikely to have an impact on the Sapperton Green development, and would 
not result in the loss of development ability; and, 
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• There would be public consultation regarding the Ecological Inventory. 
 

Discussion ensued, and it was suggested that CPTED requirements could be 
included as part the proposed Development Permit Area, and that the Brunette 
Master Plan be forwarded to the Environment Advisory Committee. 

 
 MOVED and SECONDED 

THAT the Land Use and Planning Committee recommend that Council endorse  the 
Ecological Inventory and Brunette River Master Plan which will be used to inform 
the City’s Official Community Plan; and  
 
THAT the Land Use and Planning Committee recommend that Council endorse the 
Sapperton Reach Case Study and direct staff to apply the case study 
recommendations to the development of the Master Plan for Sapperton Green.   

CARRIED. 
 All members of the Committee present voted in favour of the motion. 
 
7. 313 Queen's Avenue: Proposed Heritage Revitalization Agreement and 

Heritage Designation - Consideration of First and Second Readings 
 
 Bev Grieve, Director of Development Services, summarized the report dated May 

2, 2016. 
 
 MOVED and SECONDED 

THAT the Land Use and Planning Committee recommend Council consider 
Heritage Revitalization Agreement Bylaw No. 7834, 2016 to rezone 313 Queen’s 
Avenue from Single Detached Dwelling District (RS-1) to Single Detached 
Dwelling District (RS-1)/Heritage Revitalization Agreement and Heritage 
Designation Bylaw No. 7835, 2016 for First and Second Readings, and forward the 
bylaws to a Public Hearing on May 30, 2016. 

CARRIED. 
 All members of the Committee present voted in favour of the motion. 
 
8. 413 Alberta Street: Development Variance Permit Application - Preliminary 

Report 
 
 MOVED and SECONDED 

THAT the Land Use and Planning Committee request staff proceeds with the 
processing of the Development Variance Permit application for 413 Alberta Street 
as outlined in the report dated May 2, 2016. 

CARRIED. 
 All members of the Committee present voted in favour of the motion. 
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DIRECTOR’S / MANAGER’S REPORT (Oral Report) 
 
9. There were no items. 
 
NEW BUSINESS 
 
10.  No Items 
 
CORRESPONDENCE 
 
11. No Items 
 
ADJOURNMENT 
 

ON MOTION, the meeting was adjourned at 12:46 p.m. 
 
 
 
 
 
      
JONATHAN COTÉ  LAUREN BLAKE 
MAYOR  COMMITTEE CLERK 
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REGULAR MEETING OF THE  
LAND USE AND PLANNING COMMITTEE 

 
May 9, 2016 at 12:00 p.m. 

Committee Room 2, City Hall 
 

MINUTES 
 

PRESENT: 
Mayor Jonathan Coté 
Councillor Patrick Johnstone 
Councillor Chuck Puchmayr 
 
GUESTS: 
Mr. Arthur Buse  - Boldwing Continuum Architects 
Ms. Sandra Hamilton - Boldwing Continuum Architects 
 
STAFF: 
Ms. Bev Grieve  - Director of Development Services 
Ms. Jackie Teed  - Manager of Planning 
Mr. John Stark  - Senior Social Planner 
Mr. Mike Watson  - Senior Planning Technician  
Mr. Rupinder Basi  - Senior Planner 
Ms. Lauren Blake   - Committee Clerk 

 
The meeting was called to order at 12:01 p.m. 

 
ADDITIONS / DELETIONS TO THE AGENDA 
 

There were no additions. 
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ADOPTION OF MINUTES 
 
1. Adoption of April 18, 2016 Minutes  
 

MOVED and SECONDED 
THAT the April 18, 2016 Land Use and Planning Committee minutes be adopted.  

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

 
PRESENTATIONS 
 
2. No Items 

 
UNFINISHED BUSINESS 
 
3. No Items 
 
REPORTS FOR ACTION 
 
4.  1209 Hamilton Street: Proposed Rezoning to Allow 20 Child Care Spaces - 

Consideration of Bylaw for First and Second Readings 
 
 Mike Watson, Senior Planning Technician, summarized the report dated May 9, 

2016 regarding the proposed rezoning for 1209 Hamilton Street. 
 
 In response to questions from the Committee, Mr. Watson and John Stark, Senior 

Social Planner, provided the following information: 
 • The Rezoning Bylaw would require 12 spaces for children 30 months or less 

and those spaces could not be provided the children in other age groups; • Infant/toddler care can be challenging to provide due to the increase in 
building code requirements, addition indoor space requirements, and the 
requirement to provide outdoor play space; and, • It is not anticipated the additional staff required for infant/toddler childcare 
would impact parking requirements.  
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 MOVED and SECONDED 
THAT the Land Use and Planning Committee recommend that Council consider 
Zoning Amendment Bylaw 7832, 2016 for First and Second Reading and forward 
the bylaw to Public Hearing. 

CARRIED. 
 All members of the Committee present voted in favour of the motion. 
 
5. 612 - 618 Brantford Street – Update 
 
 Bev Grieve, Director of Development Services, and Rupinder Basi, Senior Planner, 

summarized the report dated May 9, 2016 regarding 612 – 618 Brantford Street. 
 
 Arthur Buse and Sandra Hamilton, Boldwing Continuum Architects, provided an 

on-table PowerPoint presentation outlining details of the project as summarized in 
the report dated May 9, 2016. 

 
 In response to questions from the Committee, Mr. Buse and Ms. Hamilton provided 

the following information: 
 • The location of the heritage home is not expected to have a large impact on 

any of the units;  • A privacy fence would be implemented between the project and the two 
homes on Bent Court;  • The heritage home would be upgraded to single family home building code 
standards; and, • The outdoor amenity space on the roof would be landscaped. 

 
Discussion ensued, and the Committee suggested that additional detail be paid to 
the proposal’s impact on the two homes located on Bent Court. 

 
 MOVED and SECONDED 

THAT the Land Use and Planning Committee provide comments to staff on the 
direction being proposed as part of an ongoing development inquiry for the 
properties at 612-618 Brantford Street. 

CARRIED. 
 All members of the Committee present voted in favour of the motion. 
 
DIRECTOR’S / MANAGER’S REPORT (Oral Report) 
 
6. There were no items. 
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NEW BUSINESS 
 
7.  No Items 
 
CORRESPONDENCE 
 
8. No Items 
 
ADJOURNMENT 
 

ON MOTION, the meeting was adjourned at 12:23 p.m. 
 
 
 
 
 
      
JONATHAN COTÉ  LAUREN BLAKE 
MAYOR  COMMITTEE CLERK 
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REGULAR MEETING OF THE  
LAND USE AND PLANNING COMMITTEE 

 
June 13, 2016 at 12:00 p.m. 

Committee Room 2, City Hall 
  

MINUTES 
PRESENT: 
Mayor Jonathan Coté 
Councillor Patrick Johnstone 
Councillor Chuck Puchmayr 
 
GUESTS: 
Councillor Jaimie McEvoy 
 
STAFF: 
Ms. Bev Grieve  - Director of Development Services 
Ms. Julie Schueck  - Heritage Planner 
Ms. Lauren Blake   - Committee Clerk 

 
The meeting was called to order at 12:03 p.m. 

 
ADDITIONS / DELETIONS TO THE AGENDA 
 

There were no additions. 
  
ADOPTION OF MINUTES 
 
1. No Items 

 
PRESENTATIONS 
 
2. No Items 

 
UNFINISHED BUSINESS 
 
3. No Items 
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REPORTS FOR ACTION 
 
4.  Pre-1900 Heritage House Policy 
 

Bev Grieve, Director of Development Services, and Julie Schueck, Heritage 
Planner, summarized the report dated June 13, 2016. 
 
In response to questions from the Committee, Ms. Grieve and Ms. Schueck 
provided the following information: 
 • The majority of pre-1900 homes are not on the Heritage Register;  • A heritage consultant provides a conditions assessment during a demolition 

application that estimates the cost associated with restoring the exterior of a 
heritage home;  • During a rezoning application, developers are expected to provide a proposal 
that includes retaining the heritage home;  • There are unknown variables of the pre-1900 housing inventory, including 
homes that are used for commercial purposes;  • While placing homes on the Heritage Register has traditionally been 
completed with owner’s consent in the past, compensation would not be 
required if a home were to be placed on the Heritage Register without an 
owner’s consent;   • All demolition permits for pre-1900 homes are brought forward to Council; • Homes that are not on the Heritage Register that are applying for a 
demolition permit are forwarded to the Community Heritage Commission 
for comment; and,   • The staff impacts of implementing a pre-1900 Heritage House Policy are not 
clear, as it may depend on the information that is requested for each house.  
For example, provided a Statement of Significance could be labour 
intensive.   
 

Discussion ensued, and the Committee did not express support for moving forward 
with placing a Heritage Designation on pre-1900 homes.  
 • The majority of pre-1900 homes are located in Queen’s Park and would 

receive a level of protection through the Heritage Control Period Bylaw;  • It was suggested that staff could update the spreadsheet outlining the pre-
1900 homes in New Westminster to indicate the homes that are located 
outside of Queen’s Park, how many are already protected through a Heritage 
Designation and on the Heritage Register;  • A estimate regarding potential compensation could be provided;  
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• Demolition permits could be brought forward to Council as each demolition 
permit in unique;  • The input and advice from the Community Heritage Commission is 
appreciated;  • It was suggested that a third option, which more formally identifies the 
significance of a pre-1900 home than the Heritage Register, could be 
created; and, • It was questioned what the staff resources would be required for 
implementing Option 2 as outlined in the report. 
  

 MOVED and SECONDED 
THAT the Land Use and Planning Committee forward the Pre-1900 Heritage 
Policy for Single Detached Dwellings, outlined in Option C in the staff report dated 
June 13, 2016, to Council for consideration of endorsement; and, 
 
THAT, as Heritage staff resources become available, staff investigate the necessary 
steps to place all pre-1900 Single Detached Dwellings on the Heritage Register.  

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

 
DIRECTOR’S / MANAGER’S REPORT (Oral Report) 
 
5. No Items 
 
NEW BUSINESS 
 
6.  No Items 
 
CORRESPONDENCE 
 
7. No Items 
 
ADJOURNMENT 
 
 

ON MOTION, the meeting was adjourned at 12:33 p.m. 
 
 
 
      
JONATHAN COTÉ  LAUREN BLAKE 
MAYOR  COMMITTEE CLERK 
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 7/4/2016 

From: Beverly Grieve 

Director of Development Services 

File: OCP00015, 

REZ00128 

Item #: 47/2016 

Subject: 1102, 1110, 1116 and 1122 Salter Street:  Official Community Plan 

Amendment and Rezoning from Queensborough Residential Dwelling 

Districts (RQ-1) to a Mixed Residential Zone in Order to Allow a 78 

Unit Residential Development and Dedicate Land for Park –
Preliminary Report 

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend that staff process the 

Official Community Plan Amendment and Rezoning applications as outlined in the 

process section of this report, and that this report be forwarded to Council for 

information at the next available meeting. 

EXECUTIVE SUMMARY 

An application has been received to permit the development of a 78 unit residential 

development, which would also provide a 0.42 acre (0.17 hectare) dedication to the City for 

an extension of the Queensborough Perimeter Trail. First, the application requires an 

amendment to the Queensborough Community Plan land use designation for a majority of 

the site from (RLC) – Residential – Compact Lot to (RM) Residential – Medium Density.

Second the entire site requires a rezoning from Queensborough Residential Dwelling 
Districts (RQ -1) to a mixed residential zone that would allow compact lot houses, row 

houses, townhouses and duplex dwellings. The application would provide a mix of ground 

oriented, family oriented accommodation with an average floor space ratio of 0.79 after road 

and park dedication.  

4
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1. PROPOSAL 

 

The application would permit a 78 unit residential development and dedication of 0.42 acres 

(0.17 hectares) to the City for an extension of the Queensborough Perimeter Trail.  

 

POLICY AND REGULATIONS  

 

1.1 Queensborough Community Plan Land Use Designations 

  

The portion of the site inside the dyke is designated (RLC) – Residential – Compact Lot in 

the Queensborough Community Plan. For technical reasons an amendment is required to this 

designation. The proposed amendment meets the general intent of the existing designation.  

 

The portion of the site outside the dyke is designated (IN) – Intertidal – in the 

Queensborough Community Plan. This land would be dedicated to the City for an extension 

of the Queensborough Perimeter Trail. 

 

2.2 Queensborough Community Plan Development Permit Area Designations 

 

The portion of the site that is inside the dyke is designated as part of Residential 

Development Permit Area #2 – Compact Lot. The proposed amendment meets the intent 

of the design guidelines. The portion of the site proposed for Row Houses, Duplex Dwellings 

and Townhouses would require a change in Development Permit Area designation to B.1 

Ewen Avenue Multi-Family. 

 

The portion of the site that is inside the dyke is also designated as part of Natural Hazard 

Development Permit Area #1 – Flood Hazard. All buildings will satisfy the requirements 

of the Natural Hazard Development Permit Area.  

 

The portion of the site that is outside the dyke is designated as part of Industrial and Mixed 

Employment Development Permit Area #4 – Intertidal . This land would be dedicated to 

the City for an extension of the Queensborough Perimeter Trail. 

 

2.3 Zoning Bylaw 

  
The site is currently zoned Queensborough Residential Dwelling Districts (RQ -1). The 

zoning would allow the property to be subdivided into lots with a minimum lot size of 4,000 

square feet. The four properties in this application have a land area inside the dyke of 

202,779 square feet (18,838.9 square metres) and a land area outside of the dyke of 18,505 

square feet (1,719.2 square metres). The land inside the dyke could be subdivided into 

approximately 30 lots with an average lot size of 4,800 square feet (445.9 square metres). 

This would allow 30 houses with a maximum floor space ratio of 0.55. All of the houses 

could have a secondary suite. 
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2. BACKGROUND 

 

2.1 Site Characteristics and Context 

  

The site is currently surrounded on all sides by sites that are zoned and developed with single 
detached residential dwellings. The Official Community Plan vision for the area is for a 

compact lot single detached residential neighbourhood.  

 

2.2 Project Description 

  

The applicant proposes to construct 18 duplex dwellings, 14 row houses, 10 compact lot 

houses and 36 townhouses for a total of 78 residential units. Secondary suites would not be 

allowed in any of the proposed units, and a covenant would be registered to this effect. The 

applicant would dedicate the land on the foreshore outside of the dyke to the City for an 

extension of the Queensborough Perimeter Trail. 

 

The proposed site plan would require the dedication of one new road and three lanes so that 

all units are provided with rear access. This allows the completion of the Salter Street, 

Jardine Street and South Dyke Road streetscape with street friendly dwellings and a sidewalk 

that is not interrupted by driveways.  
 

2.3 Project Statistics 

 

The site area and the dedications proposed for park and road are shown in the following 

table: 

 

Total Site Area: 5.08 acres (2.06 hectares)  100% 

Dedication for the 

Extension of the 

Queensborough Perimeter  

Trail 

18,297 sq. ft. (1,699.9 sq. m.) 

0.42 acres ( 0.17 hectares) 

8.3 % 

Site Area Dedicated for 

Road and Lane 

23,123 sq. ft. (2,148.2 sq. m.) 

0.53 acres (0.22 hectares) 

10.4 % 

Net Site Area After 

Dedications  

4.23 acres (1.71 hectares) 81.3 % 
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The project statistics for the net site after dedications is shown in the following table:  

 

Housing 

Type 

Zone Lot Area Units Density 

Units per 

acre/hectare 

Floor 

Space 

Ratio 

      

Compact 

Lot House  

RT-2D 0.81 acres 

(0.33 ha) 

10 14 – 16 u.p.a. 

(35 – 40 u.p.h.) 

0.8 

Row 

House 

RT-2E 0.65 acres 

(0.28 ha.) 

14 30 u.p.a. 

(74.1 u.p.h) 

0.8 – 1.0 

Fee Simple 

Duplex 

CD 0.80 acres 

(0.32 ha) 

18 30 u.p.a. 

(74.1 u.p.h.) 

0.8 – 1.0 

Townhouse RT - 3A 1.97 acres 

(0.80 ha.) 

36 18.2 u.p.a. 

(45.1 u.p.h.) 

0.7 

      

Total  3.63 acres 

(1.48 ha) 

78  Average 

0.79 

 

3. DISCUSSION 

 

3.1 Queensborough Community Plan Land Use Designation Considerations 

 

The existing (RLC) Residential – Compact Lot land use designation of this site allows the 10 

units of compact lot dwellings so that portion of the project could proceed directly to 

rezoning as the proposed use satisfies the current designation.   

 

The portion of the site proposed for Row Houses, Duplex Dwellings and Townhouses would 

require a change in the designation in the Queensborough Community Plan from the existing 

(RLC) Residential – Compact Lot to (RM) Residential – Medium Density. The 

Queensborough Community Plan defines this designation as: 

 

(RM) Residential – Medium Density – this area will include medium density multi-

family residential uses such as rowhouses, townhouses, and low-rises. Depending on the 

provision of public amenities, a density bonus may be provided in order to reach the 

upper limits of density in this area. 
 

The general intent of designating this area (RLC) Residential Compact Lot was: 1) to 

provide an area for innovative ground oriented housing in support of housing choice in 

Queensborough; and 2) to facilitate raising the grade adjacent to the dyke. The proposed 

application meets these two general intentions. All of the housing proposed in the Official 

Community Plan Amendment application is family oriented, ground oriented housing that is 

at a density similar to the compact lot housing identified in the current land use designation. 
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The application provides a variety of housing forms and tenure. The duplex, compact lot and 

rowhouses are fee simple ownership while the townhouses will be strata ownership. 

 

The proposed development meets this general intent as, on the south half of the site will be 

filled to the level of the dyke, and the rowhouses and compact lot dwellings will be located 
there, which are better housing forms for the filled portion of the site as they place parking at 

grade to the rear of their lot and the residential floor space is constructed near grade. The 

proposal to construct townhomes and duplex dwellings on the north half of the site is 

appropriate as that portion of the site will not change elevation significantly and these two 

forms of housing place the parking under the dwelling to elevate the residential floor space 

above the flood plain requirement. 

 

3.2 Queensborough Community Plan Development Permit Area Considerations 

 

The existing residential Development Permit Area designation of this site – B.2 Compact Lot 

identifies. As part of the OCP amendment, the portions of the subject site which would be 

developed as Row Houses, Duplex Dwellings and Townhouses would need to be amended to 

be in the B.1 Ewen Avenue Multi-Family Development Permit Area, which has design 

guidelines more suited to these uses. 

As a next step in the application review process, the proposed development will be reviewed 
against the design guidelines of the B.1 Ewen Avenue Multi-Family Development Permit 

Area. 

 

3.3 Parkland Dedication for Perimeter Trail  

 

The application includes a significant dedication for park that is 18,297 sq. ft. (1,699.9 sq. 

m.). This represents 8.3% of the gross site area. The foreshore of Annacis Channel has been 

identified as an important public resource. This project, in addition to other off site works, 

would complete South Dyke Road to full urban standards and complete this section of the 

perimeter trail. 

 

3.4 Urban Design & Open Space 

 

The project is designed so that houses front on all streets with vehicular access at the rear of 

the lot. This permits a front façade for the house that is free of garage doors and a front yard 
that is fully landscaped. This also allows the sidewalks to be pedestrian friendly on Salter 

Street, Jardine Street and South Dyke Road as they are free of driveway crossings.  

 

All of the rowhouse, compact lot and duplex units have spacious yards. The townhouse units 

have private yards with a common open space/playground area. A new road that would be 

dedicated as part of this development has a section that is proposed to be developed as an 

open space area. 
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Staff will work with the applicant to explore and refine the proposed design for the public 

and private open space, streetscapes, and interface between public and private areas as a key 

next step prior to proceeding with the application review process. 

 

4. PROCESS 
 

The next steps in the application review process are 

 

1. LUPC recommendation to initiate the processing of this application. 

2. Applicant provides detailed Landscape and Architectural drawings for staff review 

against Development Permit Area design guidelines and other City urban design 

policy. 

3. The project is reviewed by all City Departments. 

4. Council consideration of a report on Consultation requirements for the 

Queensborough Community Plan amendment as required by Sections 475 and 476 

(formally sections 879 and 881) of the Local Government Act. 

5. The project is considered by the New Westminster Design Panel. 

6. The applicant will hold a public meeting. 

7. The applicant will consult with the Queensborough Residents’ Association 

8. The Official Community Plan Amendment and the rezoning application for the site 
are considered by the Advisory Planning Commission. 

9. LUPC consideration of Official Community Plan Amendment and the rezoning.   

10. LUPC recommendation to Council. 

11. Council consideration of the Official Community Plan Amendment and Zoning 

Amendment Bylaws.  

 

5. OPTIONS 

 

There are three options for LUPC’s consideration; they are:  
 

1. That the Land Use and Planning Committee recommend that staff process the Official 

Community Plan Amendment and Rezoning applications as outlined in the process 

section of this report, and that this report be forwarded to Council for information at 

the next available meeting. 

 
2. That the Land Use and Planning Committee recommend to Council that staff be 

directed to process the Official Community Plan Amendment and Rezoning 

applications as outlined in the process section of this report. 

 

3. That the Land Use and Planning Committee provide staff with alternative feedback. 

 

Staff recommends Option 1. 
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DESIGN RATIONAL  ~  1102, 1110, 1116 & 1122 Salter Street  
    New Westminster, BC 
 
SITE DESCRIPTION 
 
The proposed development site is located within the Western Residential Neighbourhood of the 
Queensborough Community along the shores of the Fraser River.  The site enjoys river views to the 
south and distant mountain views to the north and east.   The civic and commercial community, 
centered on Ewen Street is within walking distance as is the Howe Street corridor which is the primary 
access from Highway 91A to Queensborough and the link to the business and entertainment center 
north of Highway 91A. The properties front on the Fraser River and as such have direct access to the 
Queensborough Perimeter Trail. 
 

 
Image 1:  View of foreshore south   
 

 
Image 2:  North and east mountain view  

 
 
 
 
 
The site consists of 4 properties 1102, 1110, 1116, and 1122 Salter Street.  The four properties are 
bounded by an existing single family development to the west, Salter Street to the North, Jardine Street 
to the east and the Fraser River to the south.  The lots are bisected by South Dyke Road to the south 
dividing each property into two distinct parcels within each single lot (Image 4).  Currently the lots are 
vacant but for an abandoned structure that straddles the South Dyke Road Right of way on the 
waterfront parcels of Lots 1 and 2.  Lots sizes range from +/- 55,200 sf to 55,500 sf and the gross site 
area of the four lots combined is 5.08 acres (2.06 hectares).  Currently the properties are zoned RQ-1 
Single Detached, as are the neighbouring sites.  The Queensborough Community Plan contemplates 
(RCL) Residential – Compact Lot Zoning. 
 
The lot area north of South Dyke Road is presently covered in preload.  The properties have no 
significant native trees or landscaping of any description other than what exists along the foreshore 
parcels.  Three Class C (no fish habitat) watercourses are identified within Policy 4.2: Protect and 
enhance the ecological function of freshwater wetlands and watercourses of the Queensborough 
Community Plan.  The existing ditches are located along the west property line and along the north and 
east property line adjacent Salter and Jardine Streets respectively.  The foreshore is red coded within 
Policy 4.3: Protect and enhance the ecological integrity of the Fraser River foreshore of the 
Queensborough Community Plan and as such is subject to significant development restrictions. 
 
The properties are within the flood plain of the Fraser River.  The primary defence for the 
Queensborough community is the perimeter dyke around Lulu Island which abuts the subject properties.  
All new developments in this area must comply with Flood Construction Level (FCL) regulations.  The 
high water table and the minimum elevation of habitable space are determining factors in the 
relationship of the proposed development to street level and the surrounding neighbourhood.  The 
minimum habitable floor level is 3.53 m.  The geotechnical review recommends maximum yard grades 
for new developments on these properties, ranging from 2.0 to 3.0 m elevation along the western 
property line and South Dyke Road to 1.5 m adjacent Jardine and Salter Streets.  The challenge is to 
produce a design solution that satisfies the FCL and geotechnical requirements in an aesthetic manner 
that respects the existing neighbourhood and establishes a strong relationship to the street.       
 



 

 
Image 3:  South Dyke Road Street Edge 
 
PROJECT DESCRIPTION 
 
The proposed development strategy would see the construction of 78 housing units of which 36 would 
be strata two and three bedroom townhouses, 14 fee simple two and three bedroom row houses, 18 fee 
simple 3 bedroom duplex units and 10 fee simple small lot single family homes.  This strategy will 
require an amendment to the OCP from RCL Residential – Compact Lot for the townhouse, duplex and 
row house sites to RM – Medium Density, which would permit row houses, townhouses and duplexes.  
The development will require the following re-zoning: 
 

• Duplexes – from Single Detached RQ-1 to CD based on the RT-2E with revisions to the building 
height and setbacks; 

• Townhouses – from Single Detached RQ-1 to Queensborough Townhouse Districts (RT-3A); 
• Row houses – from Single Detached RQ-1 to Row Houses Districts (RT-2E) 
• Single Family – from Single Family Detached RQ-1 to Single Detached Dwelling Districts (compact 

Lots) (RT-2D) 
 
The existing properties are to be consolidated and subdivided to accommodate the new proposed 
development lots and roadways.  A road dedication running parallel with Salter Street, ‘Road A’, will 
provide the necessary frontage for the 14 row houses.  In addition there will be three new lane 
dedications.  The northern lane will parallel Salter Street and provide access to the parking garages of 
the fee simple duplexes fronting on Salter Street.  The north-south lane provides access to the parking 

garages of the duplexes facing Jardine Street and to the eastern most townhouse units.  The 
southernmost lane provides access to the parking for the rowhouses and single family homes fronting on 
the new Road A dedication and South Dyke road respectively. The north half of the 20 m road dedication 
will be completed and the homes will be setback 7.5 m from the new property line or to the northern 
extent of the Dyke Right of Way, whichever is greater.  The foreshore parcels of the existing 4 lots are 
to be dedicated to the City of New Westminster, facilitating the completion of that section of the 
Perimeter Trail, ensuring this section of the foreshore is protected from all further development. 

Image 4:  Proposed zoning and road ways  
 
The following table provides a summary of the proposed new zonings, their respective site areas and 
allowable density. The foreshore, road and lane dedications represent 28.7% of the 5.08 acres gross lot 
area of the 4 lots. 
 

Housing Type Proposed Zoning Lot Area Max. Density 
Duplex CD based on RT-2E 0.80 ac (0.32 ha) 30 Units per acre 
Townhouse RT-3A 1.36 ac (0.55 ha) .90 FSR 
Row House RT-2E 0.65 ac (0.26 ha) 30 Units per acre 
Single Family RT-2D 0.81 ac (0.33 ha) 35% of Lot Area 
Lane Dedications  0.41 ac (0.17 ha)  
Road Dedications  0.62 ac (0.25 ha)  
Foreshore Dedication  0.42 ac (0.17 ha)  
Total Site Area     5.08 ac (2.05 ha)  

Table 1:  Proposed lot area, site area and density allowed 
 







R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 7/4/2016 

From: Beverly Grieve 

Director of Development Services 

File: REZ00107 

Item #: 43/2016 

Subject: 260 Twelfth Street (Calvary Worship Centre and John Knox Christian 

School): Rezoning  from Public and Institutional Districts (Medium 

Rise) (P-2) to Public and Institutional Districts (High Rise) (P-3)  

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend that staff process this 

rezoning application as outlined in this report.  

EXECUTIVE SUMMARY 

An application has been received to rezone the site at 260 Twelfth Street to allow a 

development with the Calvary Worship Centre and John Knox Christian School sharing the 

building and parking. The school would have up to 450 pupils and 30 staff. The sanctuary of 

the worship centre would hold up to 250 people. The proposed development satisfies the 

land use and density identified by the Official Community Plan and the Lower Twelfth Street 

Area Plan. 

1. PROPOSAL

This applicant proposes to rezone the site to permit a building with the Calvary Worship 
Centre and John Knox Christian School. 

5
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2. POLICY AND REGULATIONS  

 

2.1 Official Community Plan Land Use Designation: 

  
The site is designated (RLT) – Residential – Lower Twelfth Street in the Official 

Community Plan. The Plan describes this designation as: 

  

(RLT) Residential – Lower Twelfth Street: this area will contain low and medium 

density multifamily residential units such as townhouses, stacked townhouses, low rise 

and high rise buildings. Depending on the provision of public amenities, a density bonus 

may be provided in order to reach the upper limits of density in this area. This area will 

also contain community amenities such as churches, child care, or community space. 

Small scale local commercial uses such as home based businesses or live/work studios 

may be permitted. 

 

The proposed school and church uses are community amenities and conform to the Official  

Community Plan land use designation. 

 

2.2 Lower Twelfth Street Area Plan 

 

The Lower Twelfth Street Area Plan identifies this site as part of the Key West character 

area. That area is identified to allow a base density Floor Space Ratio of 1.5 with a maximum 

Floor Space Ratio of 2.5. The proposed development satisfies the density identified by the 

Lower Twelfth Street Neighbourhood Plan. 

 

2.3 Official Community Plan Development Permit Area Designation: 

 

The site is designated as part of Comprehensive Development Permit Area #1 – Lower 

Twelfth Street. The purpose of this Development Permit Area is: 

 

The Lower Twelfth Street area, identified as Development Permit Area #1 is designated 

for a combination of service commercial and residential uses. The Lower Twelfth Street 

Development Permit Area is intended to encourage a mix of land uses. The existing 

industrial and service commercial land uses will be encouraged and will be compatible 
with proposed residential and commercial land uses also intended for the area. This 

Development Permit Area provides objectives and guidelines for the form and character 

of service commercial and residential development.  

 

The proposed use is Institutional. The Development Permit Area is designated in order to 

provide objectives and guidelines for the form and character of service commercial and 

residential development. As the proposed use is Institutional, no Development Permit will be 
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required. The approved architectural plans would be registered on the title of the property to 

control the design of the future addition. 

 

2.4 Zoning Bylaw: 

  
The site is zoned Public and Institutional Districts (Medium Rise) (P-2). The purpose of the 

P-2 zone is to allow institutional uses at a medium density scale, with a maximum floor 

space ratio of 1.0. The proposed school and church use fit the land uses allowed in the P-2 

zone. Rezoning of the site is required because the Floor Space Ratio proposed exceeds the 

1.0 allowed in the P-2 zone.   

 

3. BACKGROUND 

 

3.1 Site Characteristics and Context: 

  

The site is currently surrounded on all sides by commercial and industrial development. To 

the north, west and south are car dealerships and auto repair businesses. To the east is the 

Gas Works site. The Lower Twelfth Street Area Plan vision for the area is a medium density 

mixed use community with Twelfth Street as the spine of the neighbourhood.  

 

3.2 Project Description: 

  

The applicant proposes to develop the site for John Knox School and a church office and 

worship area for Calvary Worship Centre. Calvary Worship would conduct service for up to 

250 people in the multipurpose gymnasium on some evenings and weekends. In the initial 

construction John Knox School would have grades six to twelve with up to 400 students. The 

proposal includes the ability to expand the school in the future to 450 students when the 

building reaches its maximum size. Initially the proposed building is 51,401 square feet 

(4,777.8 square metres). There would be the ability to add 5,635 square feet (493.2 square 

metres) in the future for a total building of 56,736 square feet (5,271 square metres).  

 

The school would have 45 full time equivalent staff positions including aides, teachers and 

administration. This would require 32 parking spaces to be provided. If the school expands in 

the future then up to 39 parking spaces would be required. The church would have up to 250 

people for service on a Sunday. This would generate a parking requirement for 64 parking 
spaces. Since the church and the school will not be functioning at the same time, then the 

two requirements are not added together, but the greater of the two would be considered the 

bylaw requirement.   

 

A preliminary Parking and Transportation Impact Assessment prepared by Bunt and 

Associates has been provided with the application. The project would provide 58 off street 

parking stalls and a student drop off area under the building in the parking area. Access to 

the parking is from Twelfth Street. 
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3.3 Project Statistics:  

 

Site Area: 37,585 square feet (3,491.8 square metres) before 

dedication 

35,327 square feet (3,282 square metres) after 

dedication 

Proposed Zoning: Public and Institutional Districts (High Rise) (P-3) 

FSR: 1.60 

Site coverage: 60 % 

Height: 65.9 feet (20.08 meters) 

 

3.4 Proposed Variances: 

 

The project would require variances for parking, site coverage and the front, rear and side 

yards.  

 

3.5 The 2013 Rezoning Application: 

 

In December 2013 the subject property was rezoned from Light Industrial Districts (M-1) to 
Public and Institutional Districts (Medium Rise) (P-2) in order to allow the construction of a 

new 32,850 square foot building for the Calvary Worship Centre, without John Knox School. 

The sanctuary proposed in the application would accommodate up to 1150 people. The 

proposed building would have had a floor space ratio of 0.93 and a site coverage of 62.7%. 

The proposed building would have had a height of 34.0 feet with the peak of the spire at 54 

feet.  

 

4. DISCUSSION 

 

4.1 Project Design: 

 

In the project design the windows are an expression of what is happening behind the façade. 

Where there are large circulation spaces, there are large expanses of glazing to provide 

daylight and views to and from Twelfth Street and the main entrance on Third Avenue. The 

building has large expanses of glazing on the west façade and the gym north façade to 
provide views/ light from the courtyard. The smaller multi-paned multi coloured windows 

form the facades to smaller classroom spaces, which have millwork on exterior walls. The 

red panels conceal structural columns. The red colour on the windows and louvres on the 

east façade are a reference to the Gas Works building across Twelfth Street. 
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4.2 Interim Plans for the Calvary Worship Congregation: 

 

During the redevelopment of the site the congregation of Calvary Worship Centre will need 

to relocate on a temporary basis. The congregation will try to find a site that is properly 
zoned to allow their services to proceed uninterrupted, however if there are no sites available 

at that time Council may be asked to consider a temporary use permit to allow a commercial 

site to be used. Once a firm schedule for the redevelopment is known, staff would work with 

the congregation to identify a suitable location.   

  

5. PROCESS 

 

The next steps in the application review process are; 

 

1. LUPC recommendation to initiate the processing of this application. 

2. Application is reviewed by all City Departments. 

3. The project is considered by the New Westminster Design Panel. 

4. The applicant will hold a public meeting and consult with the Brow of the Hill 

Residents’ Association. 
5. The project is considered by the Advisory Planning Commission. 
6. LUPC consideration of rezoning.  

7. LUPC recommendation to Council. 

8. Council consideration of the Zoning Amendment Bylaw.  

 

6. OPTIONS 

 

There are two options for LUPC’s consideration; they are:  
 

1. That the Land Use and Planning Committee recommend that staff process this 

rezoning application as outlined in this report. 

 

2. That the Land Use and Planning Committee provide staff with alternative feedback. 

 

Staff recommends option 1.   

 
 

ATTACHMENTS 

 

Attachment 1 Location Map 

Attachment 2 Project Plans 
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This report has been prepared by: 

Jim Hurst, Planner 

 

This report has been reviewed by: 

Jackie Teed, Manager of Planning 

 

  

   

   

 

  

Beverly Grieve 

Director of Development Services 
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 7/4/2016 

From: Beverly Grieve 

Director of Development Services 

File: REZ00088 and 

DPT00013 

Item #: 40/2016 

Subject: 335 Thirteenth Street: Proposed Rezoning from Light Industrial 

Districts M-1 to Comprehensive Development Districts in Order to 

Allow the Expansion of the Existing Rental Building from 17 Units to 24 

Units 

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend that Council not proceed 

with this rezoning application. 

EXECUTIVE SUMMARY 

The applicant proposes to extend the existing 17 unit Ambrose Apartment building to the 

east and south and add a new fourth residential level on top. The interior layout of the 

building would be changed and after the extensions, there would be a total of 24 self-

contained residential units. The building would be registered in the City’s Secured Market 
Rental program. The proposed project conforms to both the Official Community Plan Land 

Use and Development Permit Area designations. This project will establish a precedent to 

deal with proposed secured market rental housing projects in the future that involve the 

demolition of existing units. The project does not satisfy a number of key City policie s:  

 Family Friendly Housing; The retention of existing rental housing; and, Heritage conservation of the existing building.

Given that the project does not conform to such significant policy initiatives, staff 

recommends not proceeding with this application.  
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1. PROPOSAL 

 

The applicant proposes to rezone the site and obtain a Development Permit for a 24 unit 

rental development that would be part of the City’s Secured Market rental program. 
 

2. POLICY AND REGULATIONS  

 

2.1 Official Community Plan Land Use Designation: 

  

The Official Community Plan Land land use designation for the subject site is (RLT) 

Residential – Lower Twelfth Street. The Plan describes these designations as: 

 

(RLT) Residential – Lower Twelfth Street: this area will contain low and medium 

density multifamily residential units such as townhouses, stacked townhouses, low 

rise and high rise buildings. Depending on the provision of public amenities, a density 

bonus may be provided in order to reach the upper limits of density in this area.  

 

The proposed project conforms to the Official Community Plan land Use Designation. 

 

2.2 Official Community Plan Land Development Permit Area Designation:   
 

The site is designated as part of Comprehensive Development Permit Area #1 Lower 

Twelfth Street. This Development Permit area:  

 

…is designated for a combination of service commercial and residential uses. The 
Lower Twelfth Street Development Permit Area is intended to encourage a mix of 

land uses. The existing industrial and service commercial land uses will be 

encouraged and will be compatible with proposed residential and commercial land 

uses also intended for the area. This Development Permit Area provides objectives 

and guidelines for the form and character of service commercial and residential 

development. 

 

The project proposed conforms to the Official Community Plan Development Permit Area 

Designation. 

 
2.3 Zoning Bylaw: 

  

The subject site is zoned Light Industrial Districts (M-1). The Ambrose Apartment building 

has 17 residential units. It was legally constructed in 1913. It is considered legally non-

conforming to the zoning of the site. The proposal to add units to the building requires 

rezoning. 
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2.4  Family Friendly Housing Policy 

 

With the exception of multiple dwellings with less than ten dwelling units, the City’s Family 
Friendly Housing Policy requires that all multiple dwellings in which all dwelling units are 

Secured Rental Residential Units shall include a minimum of 25% two-bedroom and three-
bedroom dwelling units, and at least 5% of the total dwelling units shall be three-bedroom 

dwelling units. 

 

The proposal does not conform to this regulation and Council would need to consider an 

exemption. 

 

2.5  Secured Market Rental Housing Policy 

 

The applicant has proposed that the 24 rental units will be located in one building and will be 

guaranteed to remain in rental tenure for a minimum of 60 years or the life of the building. In 

accordance to the principles outlined in the Secured Market Rental Housing Policy, in return 

for securing the rental housing for a minimum of 60 years, the City would consider the 

following: 

 

 An increase in density on the site;  A 50% reduction in Building Permit fees for the rental building; and  Consideration of the requested parking variance. 
 

The developer would be required to enter into a Section 905 Housing Agreement and Section 

219 covenant to ensure that the units remain rental for a minimum of 60 years, provide 

guidance to the ownership and management of the units and ensure that the units cannot be 

sold as separate strata titles for the rental period. 

 

2.6  Tenant Relocation Policy  

 

The City of New Westminster Tenant Relocation Policy (TRP) reaffirms Council’s 
commitment to preserve the existing purpose-built market rental housing stock. The TRP is 

applicable to Rezoning applications and Heritage Revitalization Agreements which involve 

the redevelopment or demolition of six or more purpose-built market rental housing units in 

multi-family buildings. In the event that such housing must be redeveloped or demolished, 

the TRP is intended to ensure that impacted tenants are adequately notified and compensated 

and provided with assistance in finding new housing. 
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3. BACKGROUND 

 

3.1 2013 Rezoning Application 

 

On September 23, 2013 Council received a preliminary report on an application to rezone 
this site in order to allow the retention and expansion of the existing building, with the 

project being for 12 Secured Market Rental units and eight strata titled units. The 

preliminary report was received by Council. The issues identified for the applicant were the 

loss of the low income units, the lack of parking and legal questions about the strata units on 

an air space parcel and the number of votes in the strata that would be allocated to the rental 

that would be held as one unit. That application did not advance beyond the preliminary 

stage and is considered to have expired.  

 

3.2 Site Characteristics and Context: 

  

The subject site is zoned Light Industrial Districts (M-1). The Ambrose Apartment building 

was constructed in 1913 and is considered legally non-conforming to the zoning of the site. 

A statement of significance for the building has been completed. 

 

To the west of the site are a small triangular park, Stewardson Way, the SkyTrain, and the 
North Arm industrial area. To the south is a four unit apartment, a single detached house and 

numerous industrial and commercial uses, all zoned Light Industrial Districts (M-1). To the 

east is a three unit apartment building and a single detached house constructed in 1907, both 

zoned Light Industrial Districts (M-1). The properties to the west and south are designated 

for residential development at medium density in both the Lower Twelfth Street Area Plan 

and the City’s Official Community Plan. 
 

To the north are three houses and a four unit apartment zoned (RS-2) Single Detached 

Dwelling Districts. The site at 1209 and 1211 Fourth Avenue is currently vacant but it has 

been considered and approved for an eight unit townhouse project with a floor space ratio of 

1.34. At 1205 Fourth Avenue is a four storey apartment with 33 units and a floor space ratio 

of 1.5. The properties on the north side of Fourth Avenue are all designated for residential 

development at low and medium density in the City’s Official Community Plan. 
 

3.3 Site Constraints 

 

The site has a slope of 16 feet (4.88 metres) from the north east to the south west corner of 

the site. The existing building is sited at the northerly and westerly property lines. 

 

3.4      Existing Rental Building: 

 

The existing building accommodates 17 residential rental units on three levels. The units are 

mostly studio and smaller one bedroom apartments with several units being single room 
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occupancies with shared washroom facilities. Half of the existing units are in good shape and 

are currently occupied. The other units are in need of upgrading and have been left vacant. 

No notices have been given, the owner is allowing the building to empty through people 

choosing to leave. 

 
The three storey building currently has a floor space ratio of 1.01 and a site coverage of 

33.7%. The building currently provides five parking spaces on a gravel area at the rear of the 

building. 

 

3.5   Project Description: 

 

The applicant proposes to extend the building to the east and south and add a new fourth 

residential level on top. The interior layout of the building would be changed and after the 

extensions, there would be a total of 24 self-contained residential units. The building would 

be registered in the City’s Secured Market Rental program. The proposed unit sizes would 
be: 

 

Bedrooms Number of 

units  

Unit Area Unit Area 

1 2 450 square 

feet 

41.8 square 

metres 

1 6 480 square 

feet 

44.6 square 

metres 

1 2 522 square 

feet 

48.5 square 

metres 

1 2 563 square 

feet 

52.3 square 

metres 

1 2 600 square 

feet 

55.7 square 

metres 

1 6 630 square 
feet 

58.5 square 
metres 

2 4 730 square 

feet 

67.8 square 

metres 

Total 24   

 

The project provides 15 parking spaces. The zoning bylaw would require 30 parking spaces 

for residents and five parking spaces for visitors. 
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3.6   Project Statistics:  

 

Site Area: 10,821.47 square feet (1005.35 square 

metres) 

Proposed 

Zoning: 

CD Zone based on RM-5A zone 

Existing Zoning Light Industrial Districts (M-1) 

Floor Space 

Ratio 

1.6 

Density 96.6 units per acre (238.7 units per hectare) 

Site Coverage  42.6 % 

Height 39.5 feet (12.03 metres) 

 

3.7   Heritage considerations 

 

The Ambrose Apartment building was constructed in 1913. The statement of significance 

that was received with the application notes that the building was originally constructed 

as the Fraser View Hotel with commercial on the ground floor. The building was 

converted to the Ambrose Apartments in 1937. The statement of significance identifies 

the Architects for the building – Gardiner and Mercer, the location, the trees and the 

continuous use as a residential site as the most important elements. 

 

4. DISCUSSION 

 

4.1  Comprehensive Development District Zoning and Variances Proposed in This 

Application 

 

The use of a Comprehensive Development District would address the unique location, 

massing of the building and the unit mix. A Development Variance Permit would be required 

to address the number of parking spaces being proposed. This proposal would require 30 

parking spaces for residents plus five visitor parking spaces for a total of 35 parking spaces. 

The applicant proposes to provide 15 off street parking spaces. A variance approach is 

required for the consideration of the reduction in parking as the City’s Parking Cash-In-Lieu 

Policy is applicable for long term secured market rental housing. If the parking variance is 

granted and the building is registered under the Secure Market Rental Housing program then 

the project is exempt from the payment that would be required under the Parking Cash-In-

Lieu Policy. 

 

4.2  Heritage Considerations 

 

Staff has reviewed the proposal, and while the project would retain the 103 year old building 

façade and siting, the amount of renovation and addition proposed would not qualify to be 
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considered for a Heritage Revitalization Agreement and designation of the building. 

However, the inclusion of facade elements in the renovation is considered beneficial to the 

design of the building. 

 

4.3  Relationship to the Secured Market Rental Housing Policy 

 

The proposed development relates to two strategies of the Secured Market Rental Housing 

Policy. 

 

1. Retain the existing rental housing stock: A key policy action states that for 

properties containing purpose-built rental housing, no support for rezoning for higher 

density developments or to increase the building height would be supported. The 

existing purpose-built housing stock is amongst the most affordable housing in the 

City. The subject development currently provides 17 small units (one-bedroom, 

studio, bed-sitting room with shared washroom) that provide housing for lower 

income households. These units would be replaced by 24 market rental units. 

 

2. Consider supporting the rezoning of properties containing purpose-built rental 

housing to permit higher density development for strategic policy directions such 

as heritage conservation: As noted, staff has reviewed the proposal and do not 
believe that the proposal contains a level of heritage retention that would warrant 

consideration under a Heritage Revitalization Agreement. 

 

The proposed project does not address either of these policies. 

 

4.4  Tenant Assistance Plan  

 

As required by the Tenant Relocation Policy, the applicant would be required to prepare a 

Tenant Assistance Plan (TAP). To this end, the applicant has agreed to the following 

provisions as part of their TAP, which aligns with the City’s Tenant Relocation Policy: 

 

 a written commitment to provide at least three months’ notice prior to eviction (the 
applicant is agreeable); 

 a written commitment to provide compensation equal to or greater than the equivalent of 
three months’ rent to compensate for moving expenses, utility reconnection and other 

relocation fees (the applicant is agreeable); 

 documentation of the on-site applicable units, including the number of units (by bedroom 
type), rental rates and existing vacancy rates (the applicant has provided the cited 

information);  

 a strategy for assisting tenants in finding appropriate housing (the applicant is agreeable); 
and 

 a plan to the guide communications between the applicant and the tenants, including 
notice of all consultation events related to the application (the applicant is agreeable). 
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The applicant must submit evidence that the TAP, if recommended by the Land Use and 

Planning Committee and approved by Council, has been communicated to the tenants prior 

to the bylaw being forwarded for First and Second Readings. The applicant must also 

demonstrate that the tasks in the TAP have been completed satisfactorily prior to receiving a 
building permit for the project. 

 

4.5  Family Friendly Housing 

 

This application is subject to the family friendly housing requirements found in the Zoning 

Bylaw. The requirements are in place to ensure that units suitable for families are found in 

all projects. Staff cannot support a project which does not satisfy these requirements. 

 

4.6  Analysis of Proposed Development 

 

The application presents a policy dilemma in that it would involve the loss of 17 affordable 

rental housing units that are serving a need in the community. The existing building is legally 

non-conforming. Thus the building cannot be expanded nor can any structural upgrades be 

approved. The building is in moderately good condition; however, at some time structural 

upgrades will be required. Rezoning will be required at that time to make the building 
conforming so that a Building Permit could be issued for structural upgrading. 

 

In the proposed development, these existing units would be replaced with secured market 

rental housing, which would be protected for 60 years or the life of the new building through 

a covenant and, as such, would be a long-term addition to the stock of purpose-built rental 

housing. 

 

This project would establish a precedent to deal with proposed secured market rental housing 

projects in the future that involve the demolition of existing units. The project does not 

satisfy a number of key City policies:  

 

 Family Friendly Housing;  The retention of existing rental housing; and,  Heritage conservation of the existing building. 
 

Given that the project does not conform to such significant policy initiatives, staff 

recommends not proceeding with this application.  

 

5. PROCESS 

 

Should the Land Use and Planning Committee recommend proceeding with the application 

the suggested next steps in the development review process are identified below: 
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1. LUPC recommendation to Council. 

2. Staff would work with the applicant to achieve Family Friendly Housing 

requirements. 

3. The application would be reviewed by all City Departments. 

4. The applicant would hold a public meeting to discuss this application with local 
residents.  

5. The application would be considered by the Advisory Planning Commission. 

6. The site development and architectural design of the project will be reviewed by the 

New Westminster Design Panel. 

7. Staff would review of the proposed amenity contribution per City policy and report to 

Council. 

8. LUPC consideration of rezoning.  

9. LUPC recommendation to Council. 

10. Council consideration of the Zoning Amendment Bylaw.  

 

6.  OPTIONS 

 

There are three options for LUPC’s consideration; they are:  
 

1. THAT the Land Use and Planning Committee recommend that Council not proceed 
with this rezoning application. 

 

2. That the Land Use and Planning Committee recommend that Council direct staff to 

process this application as outlined in the process section of this report. 

 

3. That the Land Use and Planning Committee Provide staff with alternative feedback. 

 

Staff recommends Option 1.   

 

 

 

 

ATTACHMENTS 

 

Attachment 1 Location Map 
Attachment 2 Project Plans 
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This report has been prepared by: 

Jim Hurst, Planner 

 

This report was reviewed by: 

Jackie Teed, Manager of Planning 
 

 

 

   

   

 

  

Beverly Grieve 

Director of Development Services 
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 7/4/2016 

From: Beverly Grieve 

Director of Development Services 

File: REZ00113 

Item #: 46/2016 

Subject: 1005 Ewen Avenue: Rezoning from Local Commercial Districts (C-1) to 

Queensborough Townhouse Districts (RT-3) and Local Commercial 

Districts (C-1) in Order to Allow a Project with 23 Townhouse Units and 

a 3,142 Square Foot Commercial Building  

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend that staff work with the 

applicant to resolve the following issues and bring a revised proposal back to the 

Land Use and Planning Committee for review prior to proceeding with next steps:  

a. Proximity to the Fire Hall.

b. Number of units and open space.

c. Urban Design of site edges and public streetscapes.

EXECUTIVE SUMMARY 

An application has been received to rezone the site at 1005 Ewen Avenue to allow a 

commercial building at the corner of Howes Street and Ewen Avenue and 23 townhouse 

units. Access to the site is restricted to a right in/right out driveway on Ewen Avenue. To 

address this issue the applicant would acquire a 5.25 foot (1.6 metre) strip of land from the 

north end of the Queensborough Fire Hall and an adjacent 10 foot wide strip of land from the 

Province to allow a driveway from this site to Hampton Street. The application satisfies the 

Queensborough Community Plan designations for the site. The 3,142 square foot (291.9 
square metre) commercial building does not require rezoning and could move forward with 

the existing zoning and access, requiring only a Development Permit. The townhouse portion 

of the development requires rezoning. 

7
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The project would help to create a sense of arrival into the Queensborough residential 

neighbourhood at Howes Street and Ewen Avenue. Staff has identified issues with the 

proximity to the Fire Hall, the number of units and open space for the project, and the urban 

design of site edges and public streetscapes that will need to be addressed before the project 

moves forward. 
 

1. PROPOSAL 

 

The applicant proposes to construct a mixed use project at 1005 Ewen Avenue with a 

commercial building at the corner of Howes Street and Ewen Avenue and 23 townhouse 

units.  

 

2. POLICY AND REGULATION 

 

2.1 Queensborough Community Plan Land Use Designation 

 

The site is designated in Queensborough Community Plan as (MS) - Queensborough Main 

Street in the Queensborough Community Plan. The Plan describes this designation as:  

 

(MS) Queensborough Main Street – this area will include commercial, office and 
residential uses. Facing Ewen Avenue and Furness Street, commercial uses are 

required at grade. Densities may range from low to medium. 

The application conforms to the land use designation for the site in the Queensborough 

Community Plan. 

 

2.2 Queensborough Community Plan Development Permit Area Designations  

 

The application conforms to the Development Permit Area Designation for the site: 

Commercial and Mixed Use Development Permit Area #1 - Queensborough Main Street. 

This Development Permit Area is designated: 

 

… to create a “main street” feel on Ewen Avenue and to provide a neighbourhood 
focus with a riverfront community character. This Development Permit Area 

encourages best practices for promoting water and energy conservation and reducing 

greenhouse gas emissions. It also establishes guidelines for the form and character of 
commercial and multi-family residential development. 

 

The site is also designated as part of Natural Hazards Development Permit Area #1 – 

Flood Hazard. The purpose of this development permit area is to provide: 

 

Guidelines for this development permit area are intended to minimize the potential for loss of 

life and property damage in the event of flooding of the Fraser River, while allowing for the 
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continued use of industrial lands to provide employment and the continued renewal and 

development of an historic New Westminster neighbourhood. 

 

The residential buildings proposed in this application satisfy the requirements of Natural 

Hazards Development Permit Area #1 – Flood Hazard. Commercial buildings are exempt 
from the requirements of the Development Permit Area. 

 

2.3 Zoning Bylaw 

 

The site is zoned Local Commercial Districts (Low Rise) (C-1). This zone requires a 

commercial use on the ground floor of any building and allows residential units on the 

second floor of the building. Building height is limited to two floors. The commercial portion 

of this application conforms to these requirements. The townhouse portion of the 

development requires rezoning. 

 

3.0 BACKROUND 

 

3.1 Site Characteristics and Context 

 

The site at 1005 Ewen Avenue was dedicated as roadway until July 13, 2009. With the 
completion of the Howes Street and Highway 99A intersection project the land was no 

longer required for road purposes. The site is bounded by the Highway 99 off ramp, Howes 

Street, Ewen Avenue and the Queensborough Fire Station.  

 

The overriding constraint on the site is vehicular access to the site. From both Howes Street 

and Ewen Avenue only a right in/right out access is possible. Other constraints are the 

irregular shape of the property, the geodetic elevation of three to six feet (0.9 to 1.8 metres) 

which places it within the Fraser River flood plain, and the proximity to the Fire Hall.  

 

3.2 Project Description 

 

The applicant proposes to develop a 3,142 square foot (291.9 square metre) commercial 

building at the corner of Ewen Avenue and Howes Street and 23 townhouse units on the rest 

of the property. The residential portion of the project provides 44 parking spaces for 

residents and five parking spaces for visitors. The commercial portion of the site provides six 
parking spaces. 

 

Primary access to the site would be from a driveway on Ewen Avenue. Due to the constraints 

on turning movements for a driveway at that location the applicant has offered to purchase 

land from the City of New Westminster and the Province at the north end of the 

Queensborough Fire Hall site to establish a driveway link to Hampton Street.  
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3.3 Project Statistics 

 

Site Area: 53,821 square feet (4,950 square metres)  

Proposed Zoning: Queensborough Townhouse Districts (RT-3A) 

FSR: Townhouse 0.64 Commercial 0.06 

Site coverage: 39% 

Front Yard: Ewen 1.0 foot (0.3 metres) Commercial  

73.8 feet (22.5 metres) Townhouse 

Side Yard: Howes 1.0 foot (0.3 metres) Commercial  

10.0 feet (3.05 metres) Townhouse 

Side Yard: West  8.08 – 25.0 feet (2.5 – 7.6 metres) 

Rear Yard: North  10 feet (3.05 metres) 

Height: 36.6 feet (11.24 meters) 

 

The project would require variances for side yards, rear yards, the separations between some 
of the buildings on the site and building height. 

 

4.0 DISCUSSION 

  

4.1 Purchase of City and Provincial Lands 

 

The proposed access to Hampton Street consists of 5.25 feet (1.6 metres) from the north end 

of the Fire Hall site combined with 10 feet (3.04 metres) from the Highway 99A dedication. 

The 10 feet from the highway dedication is the maximum that can be obtained due to the 

proximity of the off ramp, the existing drainage beside the ramp and the space needed to 

construct a solid concrete fence between the highway off ramp and the proposed access 

driveway. The property being sold from the north end of the fire hall site has been kept to the 

minimum amount required to construct a safe driveway for the residential project and 

minimize the disturbance to the Fire Hall site. 

 
4.2 Urban Design 

 

The intersection of Howes Street and Ewen Avenue is the main intersection in 

Queensborough and is the primary access to the residential portion of the community, and is 

identified in the Community Plan as needing to create a strong sense of arrival. The proposed 

commercial building is placed at the corner and occupies the short Ewen Avenue frontage, 

with the townhouses along the Howes Street frontage with their front doors facing the street. 

Together these help animate the public streetscape which will be designed with generous 

sidewalks, boulevards and street trees.  
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There are two Urban Design issues which need to be resolved: 

 

1. Number of Units and Open Space – Staff consider that there may be too many units 

proposed in the project given the number of variances that would be generated and the 

small amount of open space provided. Staff will work with the applicant to achieve a 
site plan with a better balance of open space to unit count. 

 

2. Urban Design – the urban design of Howes Street and Ewen Avenue streetscapes and 

the private areas facing these streets is key, as is the interface with the Fire Hall. Staff 

will work with the applicant to explore the detailed design. 

 

4.3 Proximity to Fire Hall  

 

Proximity to the Fire Hall – The Fire Services has concerns about residential units backing 

directly onto the Hall site, considering that the Fire Hall is used 24 hours and day, and that 

the training facility at this fire hall may cause noise to adjacent residents.  Fire and Rescue 

Service and Planning staff will work with the applicant to achieve a resolution. This may 

involve creating a buffer on the subject site. 

 

Staff recommends that these issues be resolved and brought back to the Land Use and 
Planning Committee for review prior to proceeding to the next steps. 

 

5. PROCESS 

 

The next steps in the application review process are: 

 

1. LUPC recommendation to resolve issues prior to proceeding to next steps. 

2. The applicant and staff work to resolve issues.  

3. The revised proposal is presented to LUPC. 

4. LUPC recommendation to initiate processing of the revised proposal. 

5. The project is reviewed by all City Departments. 

6. The project is considered by the New Westminster Design Panel. 

7. The applicant will hold a public meeting and consult with the Queensborough 

Residents’ Association. 

8. The project is considered by the Advisory Planning Commission. 
9. LUPC consideration of rezoning . 

10. LUPC recommendation to Council. 

11. Council consideration of the Zoning Amendment Bylaw.  
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OPTIONS 

 

There are three options for LUPC’s consideration; they are: 
 

1. That the Land Use and Planning Committee recommend that staff work with the 
applicant to resolve the following issues and bring a revised proposal back to the Land 

Use and Planning Committee for review prior to proceeding with next steps: 

 

a. Proximity to the Fire Hall. 

b. Number of units and open space. 

c. Urban Design of site edges and public streetscapes. 

 

2. That the Land Use and Planning Committee recommend that Council direct Staff to 

process this application as outlined in the process section of this report. 

 

3. That the Land Use and Planning Committee provide staff with alternative feedback. 

 

Staff recommends Option 1. 

 

 

 

 

ATTACHMENTS 

 

Attachment 1 Location Map 1005 Ewen 

Attachment 2 Project Plans 1005 Ewen 
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 7/4/2016 

From: Beverly Grieve 

Director of Development Services 

File: HER00573 

Item #: 42/2016 

Subject: 720 Second Street: Heritage Revitalization Agreement and Heritage 

Designation for Subdivision - Preliminary Report  

RECOMMENDATION 

THAT the Land Use and Planning Committee request staff proceed with the 

processing of the Heritage Revitalization Agreement and Heritage Designation 

applications for 720 Second Street as outlined in this report. 

EXECUTIVE SUMMARY 

This report provides preliminary information on a proposed Heritage Revitalization 

Agreement (HRA) in order to subdivide the subject property and construct a new house on 

the new parcel, and to relax or vary the use, site area, floor space ratio, setbacks and parking. 

In return, the applicants would agree to retain and restore the exterior of the 1912 Second 

Street Corner Grocery and to place long-term legal protection on it through a Heritage 

Designation Bylaw. Both parcels would have the HRA on title. 

1.0 PROPOSAL 

This application would enable the subject property to be subdivided into two parcels and the 
construction of a compatible new house on the new lot in exchange for exterior restoratio n 

and long term legal protection of the existing heritage building. 

8
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2.0 POLICY AND REGULATIONS 

 

2.1 Official Community Plan Land Use Designation 

 

(RL) Residential – Low Density: this area will contain low density residential uses 
including single detached houses, houses with a secondary suite, duplexes, detached 

townhouses, low density multi-family uses, churches, and may contain small scale local 

commercial uses such as home based businesses and corner stores. As the proposal involves 

a single dwelling unit over a small scale commercial use and a single detached dwelling with 

a secondary suite it is in keeping with the OCP designation. 

 

2.2 Zoning Bylaw 

 

Single Detached Dwelling Districts (RS-1): The intent of this district is to allow single 

detached dwellings with a secondary suite and home-based businesses. The former 

commercial use was considered legally non-conforming and, without a rezoning, only 

similar uses that are neighbourhood serving, excluding a café or restaurant, would be 

considered to fit with the legally non-conforming status. The HRA could provide a relaxation 

to the existing permitted uses. The HRA would require seven relaxations for the heritage 

building (two of which are “legally non-conforming” setbacks that have existed since the 
building was erected in 1912) and two relaxations for the infill house. The HRA bylaw 

would create a new “zoning layer” which would specify the aspects of the RS-1 zone that 

would be relaxed. 

 

2.3 Heritage 

 

A Heritage Revitalization Agreement (HRA) is an effective tool to support heritage 

conservation. In exchange for long-term legal protection and exterior restoration, zoning 

relaxations specific to that site and that are non-precedent-setting are incentives for property 

owners. An HRA does not change the zoning of the property, rather it adds a new layer 

which identifies how the underlying zoning is being relaxed. 

 

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

Designation Bylaw, a form of land use regulation that can prohibit demolition. Any changes 

to a protected heritage property must first receive approval from City Council.   
 

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.   
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3.0 BACKGROUND 

 

3.1 Site Characteristics and Context 

 

The area nearby to 720 Second Street contains primarily single detached dwelling properties. 
Herbert Spencer School is two blocks to the southeast and a mid-rise multi-

family/commercial building is situated approximately 1,000 ft/300 m. to the north. A map 

showing the area land uses is attached in Appendix 1. 

 

The subject property is on the corner of Second Street and Durham Street and the lot is flat.  

 

3.2 Project Description 

 

The applicants propose to enter into an HRA in order to enable them to subdivide the 

property into two parcels and construct a new house with a basement suite on the new parcel. 

The existing heritage building would contain a three-bedroom dwelling on the upper floor 

and neighbourhood-serving commercial space on the ground floor (discussed below) There 

would be other relaxations that are summarized in the table below.  

 

In exchange for the relaxations, the applicants would agree to retain and restore the exterior 
of the 1912 Second Street Corner Grocery based on the attached Heritage Conservation Plan, 

and to place long-term legal protection on the two properties through the HRA and on the 

heritage building property through a Heritage Designation Bylaw. 

 

Vehicular access for both properties would be through a shared driveway off Durham Street. 

While the infill house will have the required two off-street parking spaces, the heritage 

building will only have two of four spaces required by the Zoning Bylaw (two for the 

upstairs dwelling and two for the ground floor commercial space). One space for the 

dwelling will be located at the rear of the infill property and secured with an easement 

registered on title. One space for the commercial space will be located at the rear of the 

heritage building property. 

 

Usable open space would be provided for the existing heritage building in the back yard at 

grade (separate space for the residential unit and for the commercial unit), and for the infill 

house on a rear deck, sunken patio and back yard area. 
 

Entrance to the upstairs dwelling unit in the heritage building would continue to be from the 

existing front right corner of the building. The existing rear stairs and porches would be 

removed and replaced by a small porch for the ground floor commercial unit only. 

 

Staff will work with the applicant to refine the landscaping and site plan to the satisfaction of 

the City. 
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A site plan and drawings of both houses are attached in Appendix 2. 

 

3.3 Proposed Relaxations 

 

The following is a summary of the relaxations for the proposed HRA (seven relaxations for 
the heritage house and two relaxations for the new house). 

 

 Zoning Bylaw 

Requirement 

Proposed: 

Heritage Building 

Proposed: 

New House 

Site Area: Minimum 6,000 sq ft./ 

557.4 sq. m. 

3,678.4 sq. ft. /  

341.7 sq. m. 

4,165.8 sq. ft./ 

387 sq. m. 

Front setback: 25 ft./7.6 m. 0.0 ft./m. existing Complies 

Left side setback: 4.0 ft./1.2 m. 0.0 ft./m. existing Complies 

Floor Space 

Ratio: 
(floor space) 

0.50 

 

0.66 
(2,426.5 sq. ft./ 
225.4 sq. m.) 

0.65 
(2,220 sq. ft./ 
206.2 sq. m.) 

Off-street parking 4 spaces for Heritage 

building 

2 Complies 

Off-street parking 

location: 

Must be located on site 1 of 2 spaces to be 

located on new 

house property 

Complies 

Land Use: Single detached 

dwellings with one 

secondary suite and 

home-based businesses 

Mixed use: 3 BR 

dwelling unit over 

commercial space 

Complies 

 

The proposed relaxations described as “existing” are considered legally non-conforming. 

The proposed HRA zoning layer will make them conforming. 

 

The proposed Land Use relaxation to permit commercial use would allow small-scale 

neighbourhood serving uses. As part of the review process, options for permitted uses will be 

explored, such as a “group” daycare (i.e. more than the eight-child limit for a “family” 
daycare), a corner store, or a café or restaurant. The applicant has stated that they intend to 

encourage a childcare use. 

 

4.0 DISCUSSION 

 

4.1 Heritage Value 

 

Built in 1912 as a grocery store with an apartment above, the two-storey wood-frame 

vernacular Edwardian style building is valued for its connection to the Glenbrooke North 

neighbourhood’s first significant development period between 1912 and 1914. Although this 
area became part of the City of New Westminster in 1888, few houses were constructed here 
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prior to 1912 when building activity began in earnest. The appearance of a local grocery 

store right at the inception of this boom period illustrates the accelerated development and 

densification of the immediately surrounding blocks at that time.   

 

In scale, design and corner location the building displays its small business roots as well as 
its physical compatibility with its residential surroundings. The building is a good 

representation of a traditional neighbourhood-scale commercial building with residential 

accommodation above – a common sight in historic urban neighbourhoods which has mostly 

disappeared in recent decades. The building is important as one of the longest running 

neighbourhood grocery stores in Glenbrooke North, from 1912 until 1993. 

 

The building is valued as a good example of an Edwardian vernacular commercial building 

with its rectangular, restrained ornamentation, canted corner entrance and simple elevations. 

 

The Heritage Conservation Plan identifies the house as being in good condition, requiring 

some restoration work described in detail in the Heritage Conservation Plan. A number of 

out-of-character elements added in recent decades, including metal and vinyl siding, rear 

stairs and front brick work, will be removed. The Statement of Significance and the Heritage 

Conservation Plan are attached in Appendix 3. 

 
4.2 Sustainability 

 

Retaining an existing usable building is a fundamental aspect of sustainable development. 

The existing building would be retained and protected so as to be assured of many years of 

use. 

 

Proximity To Transit Services 

Transit Service Normal Walking Distance Project Distance 

SkyTrain Station 800 m./2,625 ft. 2,077 m./1.3 miles 

Frequent Transit Network 400 m./1,312 ft. 680 m./2,230 ft. 

 

The property is within normal walking distance of the Frequent Transit Network but not a 

SkyTrain station. 

 

5.0 PROCESS 

 

5.1 Application Review Process 

 

Preliminary Report to Land Use Planning Committee July 4, 2016 

Staff to work with applicant to revise site and landscape design to 

satisfaction of City 

Summer 
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Applicant Presentation to the Community Heritage Commission 

for Formal Review 

Summer 

Applicant Public Open House and Presentation to Glenbrooke 

North Residents’ Association 

Fall 

Applicant Presentation to Advisory Planning Commission for 

Formal Review 

Fall 

Report to Land Use Committee Re: Consideration of First and 

Second Readings of Heritage Bylaws 

Fall 

Council Consideration of First and Second Readings of Heritage 

Bylaws 

Winter 2017 

Public Hearing and Consideration of Third Reading of Heritage 

Bylaws 

Winter 2017 

 

OPTIONS FOR CONSIDERATON 

 

The following options are presented for the Land Use and Planning Committee’s 
consideration: 

 

1. That the Land Use and Planning Committee request staff proceed with the processing 

of the Heritage Revitalization Agreement and Heritage Designation applications for 

720 Second Street as outlined in this report. 

2. That the Land Use and Planning Committee provide staff with alternative feedback. 

 

Staff recommends Option 1. 

 

 

 

 

ATTACHMENTS 

 

Appendix 1: Land Use Map 

Appendix 2: Site Plan and Elevation Drawings 

Appendix 3: Heritage Conservation Plan and Statement of Significance 
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This report has been prepared by: 

David Guiney, Senior Planning Analyst 

 

This report was reviewed by: 

Jackie Teed, Manager of Planning 
 

 

   

   

 

  

Beverly Grieve 

Director of Development Services 

  

 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix #1 

Land Use Map 



 

 

Appendix 1 – Neighbourhood Land Use Map 

 

Light Yellow is single family residential, Red is commercial, Dark yellow is multi-family, Green is civic/institutional (e.g. school, civic buildings, Purple is mixed use 
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Site Plan and Elevation Drawings 
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representation of a traditional neighbourhood-scale, commercial building with residential 
accommodation above - a common sight in historic urban neighbourhoods which has mostly 
disappeared in recent decades. The neighbourhood corner store, usually run by a family who also 
resided on the premises, began to decline in the 1950s to be almost wholly replaced by supermarkets, 
shopping centres and chain outlets by the 1990s. 

The building is important as one of the longest running neighbourhood grocery stores in Glenbrooke 
North from 1912 until 1993, and as a source of income and housing to a continuous string of local 
grocers and their families for over 80 years. As many of the grocers at 720 Second Street were 
immigrant families from diverse ethnic backgrounds, this building illustrates both the diverse character 
of the Glenbrooke North demographic and the strong connection between immigrant families and the 
corner store vocation in BC.  

The building is valued as a good example of an Edwardian vernacular commercial building with its 
rectangular, restrained ornamentation, canted corner entrance and simple elevations. 

Character Defining Elements 

• Prominent corner location at Second and Durham Streets in the Glenbrooke North neighbourhood 
of New Westminster 

• Original siting at the street corner edge of the property line and orientation to the street  
• Modest-scale dual commercial/residential design as expressed by its rectangular form and 

massing, its glazed storefront with corner entrance, its second storey and dedicated residential 
entrance on the north side of the Second Street facade 

• Continuous residential use since 1912 
• Continuous commercial use from 1912-1993 

 
Vernacular Edwardian design elements: 

• Rectangular elevations 
• (evidence of) Cornice at roofline, currently reflected in added layer of metal coping at the roofline 
• Horizontal bevel wood cladding (under vinyl and metal siding).  
• Vertical tongue & groove cladding under storefront windows. 
• (evidence of) Exterior Edwardian-style windows and door trim with capped headers, examples of 

which survive on the interior 
• Rows of vertical residential scale window openings on all elevations of the upper floor  
• Large canted storefront entrance, flanked by large divided-light wood windows with transoms, and 

significant window sills. 
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Historic Brief 

This neighbourhood known today as Glenbrooke North, was formally amalgamated to the City of New 
Westminster as early as 1888, but few houses were constructed here until the decade prior to the First 
World War. This Edwardian-era development date is typical of the former ‘suburban’ areas surrounding 
the early core of New Westminster due to their relative distance from the downtown business core and 
public transportation depots. The fire insurance map from 1913 (below) shows a portion of the 
neighbourhood in the midst of accelerated development with building lots appearing about 50% filled 
out at this time. The subject area (Second to Fourth Street, Eighth to Sixth Avenue) is outlined in red. 
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above: View of plate 116, Goad’s fire insurance map for New Westminster, 1913. below: close-up view of 
same map. Source: New Westminster Public Library Special Collections

On the close-up view of the 
1913 map (right), the subject 
property at 720 Second Street 
is outlined in yellow. The 
positioning of this corner store 
building right at the property 
line is evidence of its original 
commercial use. Note how it 
differs from the three set back 
houses with front yards to its 
north.



Heritage Conservation Plan    ::    720 Second Street, New Westminster    ::     March 2016

According to the building permit for this property, Franklin C. Cook was the original developer for 720 
Second Street. Cook was the general manager at People’s Trust Co. and in 1911 resided at the Russell 
Hotel, suggesting that he was a new resident in town. The year the building permit was taken out to 
build the subject property, 1912, Cook was listed as a resident at 725 Second Street, the building 
located right across the street from the subject property. By 1913 Cook is no longer listed as a resident 
of New Westminster.  This  buying, developing and selling of properties in a short time frame reflects 
the speculative nature of development common during the rapid economic expansion of the 
Edwardian era. 

A s u b s e q u e n t f i r e 
insurance map for New 
Westminster, revised in 
1915, shows the buildings 
on the block in more 
detail, including dashed 
lines for covered porches 
and the letter S for store. 
The subject property, 
outlined in yellow, stands 
out in form and siting from 
the line of houses that 
make up the rest of the 
block.  

This map also illustrates that in 1915 (and most probably from the date of consecution in 1912) the 
subject property included two further buildings at the back of the property with a separate civic 
address - 722B Second Street. The buildings appear to be a 1.5 storey gabled dwelling and a single-
storey shed. Although this address does not appear consistently in New Westminster directories, this 
map is evidence that a coach house was present on the subject property at a very early date. The 
original design and scale of the subject store building took into account its single-family residential 
context as expressed in its modest two-storey scale, and finishes similar to those of the surrounding 
residences, thus integrating easily with the dwellings around it.  

The first resident grocer at the subject property was Clarence E. Hunter, a person who according to 
New Westminster directories, resided in the city only in the year of 1913. The subject property is not 
listed in the New Westminster directory of 1914, and partially because during World War I, BC 
directories were not published, the property is not traceable again until 1921 when the Fawcett family 
took over the running of the store and the residence in the building. James Henry & Martha Margaret 
Fawcett, of Irish descent, named the store the White Grocery. After James Henry’s death in 1928, 
Martha Margaret turned 720 Second Street into a franchise of a Red & White Store, a chain of 
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View of the subject block from plate 52, Goad’s fire insurance map for New 
Westminster, 1907-1915. Source: New Westminster Public Library Special Collections







Heritage Conservation Plan    ::    720 Second Street, New Westminster    ::     March 2016

Condition Assessment 

Overall the building is in good condition. 

a. Structure 

The exterior building lines are true to the eye, there is no visual evidence of structural distortion, 
settlement or obvious failures.  

b. Foundations and Masonry 

The foundation comprises of concrete blocks and a 
poured concrete perimeter.  Non-invasive inspection 
did not expose any evidence of moisture damage or 
rot in the foundation or where it meets the structural 
timber. The interior brick chimney is in fair condition, 
and obsolete, as electric baseboard heaters have 
replaced the furnace. A layer of bricks that has been 
recently added under the storefront windows is in 
poor condition exhibiting mortar failure, moisture 
ingress and detached pieces near the side door on 
the north end of the facade. 

c. General Wood Elements 

Rot was identified in the storefront window sills but not in any other exterior wood elements. The small 
areas of horizontal bevel wood siding temporarily exposed for this report were in good, dry condition, 
in need of basic repairs and thorough repainting.  
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Current photograph of the horizontal wood siding under 
the metal siding. The boards appear dry, intact but in 
need or a thorough repainting.

Current photograph of a rotted storefront window 
sill, sitting onto of a new but failing layer of bricks 
added onto the storefront on recent years.

Current photograph of the concrete block foundation 
on the north side of the building.
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It is assumed that all original exterior trim and corner boards have been removed, if any are present on 
the building under the metal siding their condition will be assessed upon exposure.  

Vertical siding under the storefront glazing is in fair condition in need of thorough repair and 
repainting. Some damaged/broken vertical boards may need to be replaced in-kind.  

The exterior stair case to the second floor at the rear is a more recent addition and is in poor 
condition, detaching at points from the building and exhibiting moisture damage.  
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Current photograph of the 
covered stair case at the rear. The 
entire staircase structure is loose 
and detaching in parts from the 
building.

Current photograph of vertical 
siding under the storefront 
window sill.  At the time of writing 
this report this element is only 
visible from the interior as the 
more recent layer of brick 
cladding on the exterior covers it 
from the outside.
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d. Roofing and waterworks 

The existing torch-on roof is in functioning condition but limited access and visibility did not allow for 
an in depth condition assessment. Gutters and downspouts are in poor condition, in need of 
replacement. 

e. Windows and Doors 

The existing single-pane aluminum windows are all in fair condition and are in need of replacement. 
Window and door frames are generally in good condition requiring some repair and thorough 
repainting.  

An original window opening on the second storey at the southwest corner was converted into a door 
when the rear staircase was added. The door/window frame (as well as the patched up siding) around 
this opening is in poor condition and is in need of replacement. 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Current photograph of the original 
wood trim around the widow on the 
interior. The aluminum windows 
sashes are moisture damaged but 
the window frames appear dry and 
in good condition.

Current photograph of the 
former window opening, 
reduced in width to 
accommodate a new back 
door at the rear (top of the 
exterior stair case) and the gap 
filled in with wood siding. 
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Recommended Conservation Procedures 

The following procedures are according to conservation standards for historic buildings as established 
by the Parks Canada, Historic Places Initiative (HPI) and listed in Standards & Guidelines for the 
Conservation of Historic Places in Canada. 

Preservation: The action or process of protecting, maintaining and/or stabilizing the existing 
materials, form and integrity of an 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 an historic place or of an individual component, through repair, alterations, and/or additions, 
while protecting its heritage value. 

a. Structure - Restoration: 

An added, covered staircase at the rear will be removed to return the structure to its original box form 
with no exterior porches or staircases. Added cladding layers (metal, vinyl and brick) will be removed 
to expose the original structure. If during the course of construction, it is discovered that parts of the 
wood framing is damaged, those parts will be selectively repaired, upgraded and adapted for 
improved integrity. 

b. Roof and Rainwater Works - Rehabilitation: 

New gutters and downspouts will be installed.  New rainworms colour will be incorporated into the 
proposed historic colour scheme: Gutters  will be painted in trim colour (Edwardian Pewter) and 
downspouts, to be installed on elevations not facing the street, will be painted in body colour 
(Kitsilano Gold).  

c. Masonry and Foundation - Preservation and Restoration: 

No alterations are planned for the foundation unless unidentified damage is revealed during 
construction which could require repair or underpinning. The obsolete and deteriorated internal brick 
chimney is scheduled for removal. The newer brick cladding below the storefront will be removed to 
expose the building’s original wood siding. 

d. Cladding and Trimwork - Restoration: 

Once the exterior metal and vinyl cladding is removed, the original wood cladding will be repaired or 
replaced in-kind only where needed; exterior trim and corner boards will be reinstalled as per the 
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architectural drawings and the trim shadows on the building. The exterior trim width, profile and 
design will be replicated as per the surviving interior trim. A new projecting wood cornice will be 
reinstalled at the Second Street and Durham rooflines, as well as a storefront signboard, as per the 
architectural drawings and the trim shadows on the building with simple Edwardian-era ornamental 
brackets. 

e .  W i n d o w s a n d D o o r s - 
Restoration: 
 
New double-hung wood window 
sashes will be installed in existing 
single and double window openings 
and frames. The new sashes will be 
replicated based on local vernacular 
Edwardian commercial buildings with 
surviving original windows of the 
same era - such as the Arundel 
Mansions on Begbie Street and the 
Telford Block on Royal Avenue. Also 
replicated from comparable doors on 
the previously listed buildings, two 
new wood doors (store door and 
residential entrance) will be installed 
on Second Street. The store door will 
be glazed and the residential door 
will be solid with transom above.  

The entire storefront assembly will be 
restored as per the pro ject ’s 
architectural plans,  which are based 
on the surviving assembly. As 
detailed above, a new wood-glazed 
entry door will be installed here. The  
rest of the storefront structure - sash 
and glazing, survive on the building, 
but is partially concealed behind 
drywall and vinyl siding installed in 
1993. Once completely exposed, any 
damaged glass or sash will be 
repaired or replaced in-kind, although 
there is no evidence of damaged parts except for the storefront window sills. The storefront window 
sills are rotted and will be replaced with in-kind replicas. 
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Rendering of restored 720 Second St. building. Source: 3D Design
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Proposed Alterations  

The historic store building will be restored to its 1912 appearance and dual commercial/residential 
use. The only proposed change to this property is the introduction of a residential dwelling at the back 
of the lot, facing Durham Street. There is historic evidence that both the presence of a separate 
dwelling building at the rear and the commercial use of the store building were integral to the original 
design and intent of the property. The property size can accommodate both buildings, leaving 
adequate space between the two. 

The proposed change is considered a reasonable intervention given generally accepted conservation 
standards, rehabilitation needs for proposed uses and site conditions, and the realities of achieving 
heritage retention through development incentives. The proposed change does not effect the 
building’s Character-Defining Elements and Heritage Values.  

Future Changes 

Changes to the building configuration, especially additions, should be carefully considered for 
minimal affect on the Heritage Values as embodied in the Character-Defining Elements (CDE) listed 
in the Statement of Significance. 

Maintenance Plan 

Following completion of the conservation works, the owner must maintain the building and land in 
good repair and in accordance with generally accepted maintenance standards. All work should follow 
The Standards and Guidelines for the Conservation of Historic Places in Canada (2nd Edition). The 
local government determines an acceptable level or condition to which the heritage building is 
maintained through the Heritage Maintenance Bylaw. As with the Heritage Conservation Plan, such 
maintenance standards apply only to the building exterior. 

As general upkeep is frequently overlooked and will lead to deterioration of heritage resources, 
maintenance standards warrant special attention. Any building should be kept in a reasonable 
condition so it continues to function properly without incurring major expenses to repair deterioration 
from neglect. The most frequent source of deterioration problems are from poorly maintained roofs, 
rainwater works and destructive pests. 

Establish a maintenance plan using the information below: 

Maintenance Checklist 

 a. Site  

• Ensure site runoff drainage is directed away from buildings.  
• Maintain min. 2 foot clearance between vegetation and building face and a 12 inch wide gravel 

strip against the foundation in planted areas.  
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• Do not permit vegetation (vines, etc.) to attach to the building. 
• Keep tree branches pruned so they don't overhang roofs.  
• Ensure roots from large trees do not stress and deform building foundation, or damage perimeter 

drainage piping.  

 b. Foundation  

• Review exterior, and interior where visible, for signs of undue settlement, deformation or cracking 
of foundation and if encountered seek advice from Professional Engineer. 

• Ensure perimeter drainage piping is functioning satisfactorily by flushing and/or professional 
inspection every 3-5 years.  

• Inspect interior for signs of moisture migrating through foundation walls or the slab-on-grade in 
the form of efflorescence (a white powder on concrete) or staining of finishes. A "smell test" for 
musty air can indicate a moisture problem.  

c.     Masonry  

• Review structural integrity for deformation, leaning, cracked bricks and if encountered seek advice 
from Professional Engineer as may be related to foundation problem.  

d.      Wood Elements 

•   In the wet coastal climate of British Columbia maintaining integrity of exterior wood elements is 
critical in preventing water ingress into buildings.  

•  Annually inspect wood elements for signs of deterioration mechanisms, identify source of problem 
and take corrective repair/replacement action:  

o wood in contact with ground or plantings; 

o excessive cupping, loose knots, cracks or splits; 

o open wood-to-wood joints or loose/missing fasteners; 

o attack from biological growth (moss, moulds, etc.) or infestations (carpenter ants, etc.); 

o animal damage or accumulations (chewed holes, nesting, bird/rodent droppings)  
USE HAZARDOUS MATERIALS PROCEDURES; 
o signs of water ingress (rot, staining, mould, infestation). 

• Closely inspect highly exposed wood elements such as porches, railings and stairs for 
deterioration. Anticipate replacement in kind of these elements every 10-15 years.  

• Inspect paint finishes every 3-5 years and expect full repainting every 7-10 years. Look for:  

o bubbling, cracks, "alligatoring" or crazing, wrinkles, flaking, peeling or powdering; 
o excessive fading of colours, especially dark tones; 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• Note repainting shall be in historic colours approved for the HRA unless altered by Heritage 
Alteration Permit (HAP) issued by the Local Authority.  

• Inspect visible caulking joints for continuity and shrinkage. Expect to redo caulking every 3-5 years.  
• Review metal flashings to ensure water runoff properly directed to the exterior and that flashing 

joints are intact.  
 
e.     Windows and Doors 

• Annually check integrity of window glazing putty for drying, cracking or loss.  
• Replace cracked or broken glass as it occurs.  
• Check satisfactory operation of windows and doors. Poor operation can be a sign of building 

settlement distorting the frame, or sashes or doors may be warped.  
• Check condition and operation of hardware for rust or breakage. Lubricate annually.  
• Inspect weather stripping for excessive wear and integrity.  

f.     Roofing and Rainwater Works 

• Inspect roof condition every 5 years, looking for:  
o excessive moss growth and/or accumulation of debris from adjacent  trees; 
o flashings functioning properly 

• Remove roof debris and moss with gentle sweeping and low-pressure hose.  
• Plan for roof replacement at 18-22 years or longer. 
• Annually inspect and clean gutters, flush out downpipes. Ensure gutters positively slope to 

downpipes, there are no leaks or water splashing onto building.  
• Ensure gutter hangers and rainwater system elements intact and secure.  
• Ensure downpipes inserted into collection piping stub-outs at grade and/or directed away from 

building onto concrete splash pads.  

g.     General Cleaning 

• Building exterior should be regularly cleaned depending on build up of atmospheric soot, 
biological growth and/or dirt up-splash from ground.  

• Cleaning prevents buildup of deleterious materials which can lead to premature and avoidable 
maintenance problems.  

• Windows, doors and rainwater works should be cleaned annually.  
• When cleaning always use gentlest means possible such as soft bristle brush and low-pressure 

hose. Use mild cleaner if necessary such as diluted TSP or Simple Green©.  
• Do not use high-pressure washing as it will lead to excessive damage to finishes, seals, caulking 

and wood elements, and it will drive water into wall assemblies and lead to bigger problems.  
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Resources 

BC and National Archives 

Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial marriages 
(1859-1872) and baptisms (1836-1888) 

Government of Canada Censuses for BC  

City of New Westminster 

Building permit records 

Barman, Burton & Cook. 2009. Glenbrooke North Historical Context Statement prepared for the City 

of New Westminster. 

City of New Westminster. 1993. Heritage Management Plan Appendices. Glenbrooke North 

Neighbourhood Profile and Chronology pigs 35-36  

New Westminster Archives 

Archival photos 
1930s photo of Red & White truck and employees (http://archives.newwestcity.ca/permalink/20454/)  

New Westminster Public Library 

Historic directories, Fire insurance maps, Municipal Voters Lists 
Columbian Daily newspaper - various archival editions 

Publications 

Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses of the 
City As It Was. Dundurn. 

Gottfried, Herbert & Jennings, Jan. 1985. American Vernacular Building and Interiors 

1870-1960. Norton & Co. New York.  

Hayes, Derek. 2005. Historical Atlas of Vancouver and the Lower Fraser Valley. Douglas & McIntyre.  

Shackles, Kevin. 2015. Around the Corner: The Life and Death of Grandview’s Corner Grocery Stores. 
Report for UBC Geography Department course 429: Research in Historical Geography. 

Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster. Heritage House.
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 7/4/2016 

From: Beverly Grieve 

Director of Development Services 

File: 13.2510.20 

Item #: 32/2016 

Subject: 74 and 82 First Street and 108 Royal Avenue: Heritage Retention 

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend to Council that the 

property at 82 First Street be placed on the Heritage Register. 

EXECUTIVE SUMMARY 

The Development Services Department has received numerous enquiries regarding the 

redevelopment of the subject sites located at 74 and 82 First Street and 108 Royal Avenue.  

The sites are zoned Single Detached Dwelling District/RS-2 but are designated Residential –
Mid Rise Apartment in the Official Community Plan. They are being considered for 

consolidation and redevelopment by developers which could involve a significant increase in 

density. The Community Heritage Commission has reviewed the potential heritage 
significance of all three houses and feel it is appropriate to require the inclusion of the circa-

1890 house at 82 First Street in any development proposal and that the property be added to 

the City’s Heritage Register. Staff recommends that the City proceed with placing the 
property on the Heritage Register. 

1.0 PURPOSE 

The purpose of this report is to provide information to the Land Use and Planning 

Committee (LUPC) regarding the implication on possible heritage assets in the potential 

redevelopment of the three properties, identified in this report, that are located at First Street 

and Royal Avenue. Staff recommends requiring retention of one of the houses as part of any 

future redevelopment and that it be placed in the Heritage Register. 
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2.0 POLICY AND REGULATIONS 

 

2.1 Current Official Community Plan  

 

This site is designated Residential – Mid Rise Apartment in the Downtown Community Plan 

(that will form a part of the updated Official Community Plan).  This designation includes:  

 

 Targeted for residential   Intended for mid-rise apartments 

 Also may include low rise apartments, townhouses, stacked townhouses, row houses  Community amenities such as churches, child care, libraries or community space  Small scale corner store type retail, restaurant, and service uses permitted. 
 

The mid-rise apartment designation could include, on suitably sized lots, residential 

developments up to ten storeys in height. 

 

2.2 Zoning Bylaw 

 

All three properties involved are zoned Single Detached Dwelling Districts (RS-2).  The site 

would need to be rezoned to permit multi-unit residential development on this site. 

 

2.3 Heritage 

 

Proposed Pre-1900 Heritage Policy for Single Detached Dwellings 

 

At the June 13, 2016 meeting, the LUPC recommended that Council consider a new policy 

for pre-1900 single detached dwellings that form part of similar rezoning inquiries. Should 

Council support the new policy, it would require that a) a high level of consideration by the 

applicant and evaluation by the City be conducted before a demolition application is made; 

and b) that any pre-1900 house that forms part of a rezoning application will be retained and 

restored as part of the proposed development.  

 

Heritage Revitalization Agreement 

 

A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City and 

a property owner for the purposes of heritage conservation. 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 610 of the Local Government Act.   

 



City of New Westminster July 4, 2016 3 

 

Agenda Item 32/2016 

Heritage Designation Bylaw 

 

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 611-613 of the Local Government Act.   

 

Heritage Register 

 

Created in 1997, the Heritage Register is a formal list of properties that Council has 

identified as having heritage value.  Properties are either added to or removed from the 

Heritage Register by Council resolution and those properties added must be shown to have 

heritage value or character.  There are no associated legal obligations for the property owner 

of for the City for a property being listed on the Heritage Register.  

 

The Heritage Register identifies to prospective buyers that a property is important on a 

community level and it enables staff to monitor proposed changes to those properties through 
the permit application and licensing processes. Through a bylaw, the City may withhold 

building permits (including demolition permits) for properties listed on the Heritage Register 

until the building permit for the new building is issued.  Properties on the Heritage Register 

are also eligible for special provisions in the BC Building Code Alternate Compliance 

Methods sections. 

 

City policy states that a building alteration or demolition application for a property on the 

Heritage Register is to be referred to the Community Heritage Commission for comment.  

They have the options of making a recommendation to request that Council place a 

temporary protection order on the property in order to allow staff to discuss heritage 

retention options with the applicant and/or that Council initiate heritage designation of the 

property.  The request would then go to the next possible Council meeting for direction. 

 

Standards & Guidelines for the Conservation of Historic Places in Canada 

 
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.  HRA proposals are carefully evaluated against it by staff to confirm compliance. 
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3.0 BACKGROUND 

 

3.1 Site Characteristics and Context 

 
The subject site is composed of three properties, one of which is occupied by an 1890 single -

family house (82 First Street), one by a 1906 single-family house (74 First Street) and one by 

a 1955 duplex dwelling (108 Royal Avenue).  

 

The subject site is adjacent to Royal Avenue, which is part of the Major Road Network 

(MRN), and features a number of mature trees and significant hedges on and along the edge 

of the site. Multi-unit residential developments are located across Royal Avenue and across 

First Street.  Older single-family houses are located to the west across Windsor Street, which 

functions like a lane. At the end of the block to the west is Qayqayt Elementary School. The 

property to the south at 72 First Street is the 1902 William Keary house, currently not 

protected. The properties at 101 (circa 1899) and 107/109 (circa 1911) First Street are 

protected heritage properties.  

 

An area map and photographs of the houses are in Attachment A. 

 
4.0 DISCUSSION 

 

4.1 Official Community Plan Designation and Potential Development 

 

If consolidated, the three properties would create a subject site that is 21,364 square feet 

(1,985 square metres) or roughly half an acre in size. The OCP designation supports a mid-

rise residential apartment on this site. While this designation allows for buildings up to ten 

storeys in height, a four or five storey apartment development is more likely for a site this 

size.  It is estimated that a half acre site without constraints could accommodate 30 to 40 

residential units in this building form.  

 

Developers enquiring into this location have indicated that they would like a clean site 

without retention and reuse of any of the three existing houses. The retention of any or all of 

the houses would have an impact on the density that the site could accommodate.  

 
The redevelopment of this site would require rezoning to a multi-unit residential zoning 

district.  Therefore, as part of any rezoning, Council would have the discretion to direct staff 

to work with a developer to retain buildings that they consider worthy for heritage 

conservation purposes. If any of the historic houses were retained, they could be relocated on 

the site and there would still be a portion of the site available for new development, subject 

to a detailed assessment of site constraints and financial viability of a potential project by a 

future applicant. 
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Heritage Considerations 

 

Historic Houses 

  

There are three houses under consideration.  
 

82 Royal Avenue 

 

82 Royal Avenue was constructed in 1890 for E.M.N. Wood and was designed by architect 

Charles Henry Clow (1860-1929), who was a well-respected New Westminster architect 

known for his designs of Craftsman-style houses between 1887 and 1904. The house 

currently has three residential units and a floor space ratio of 0.638. Nearly 1,400 square feet 

(130 square feet) was added to the house in 1958 in order to add the extra units. Given its age 

(pre-1900), its association with architect Clow, and the high percentage of original design 

and materials, this house has high heritage value. The 1958 addition could be removed and 

the original portion restored as part of any development proposal. 

 

Staff recommends that the house at 82 First Street be retained and incorporated in any future 

design proposals as part of a Heritage Revitalization Agreement. Staff also suggests that this 

house be added to the City’s Heritage Register regardless of owner support, given that it is a 
pre-1900 house. There are no legal obligations associated with being listed on the Heritage 

Register, and it would allow for the delay of a demolition permit should it be requested. The 

current owner of the property was sent a letter advising of the City’s possible interest in 
placing the property on the Heritage Register and inviting them to contact the Heritage 

Planner. The owner has not contacted the City to date.  

 

74 Royal Avenue 

 

74 Royal Avenue was constructed in 1906 for Martha McGarvie. It currently has one 

residential unit and a floor space ratio of 0.267. At some point, the entire house was re -clad 

in stucco and it appears that the original windows may have been replaced. However, the 

overall original design and massing remains, and given its age, it has heritage value. If 

Council directed that this house also be retained as part of a development proposal, it would 

be expected that the exterior would be completely restored (cladding and windows in 

particular).  
  

108 Royal Avenue 

 

108 Royal Avenue was constructed in 1955 as a duplex by N. Clugston. It currently has four 

residential units and a floor space ratio of 0.540. Other than its age, it has little heritage 

value. 
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Community Heritage Commission  

 

The Community Heritage Commission (CHC) discussed the development potential for the 

properties being considered in this report at their April 6, 2016 meeting. They reviewed the 

historic significance of each of the three houses and gave the opinion that the 1890 house 
located at 82 First Street should be retained as part of any future development proposals, 

given that it is the oldest of the three, was constructed prior to 1900,  and it has retained most 

of its original design and materials. In their opinion, the 1906 house at 74 First Street and the 

1955 house located at 108 Royal Avenue do not warrant retention efforts. 

 

The CHC identified that the restoration of the house at 82 First Street would include the 

removal of the addition from the south side, thus making the footprint of the house smaller 

and more workable should the lots be consolidated for a development proposal.  

 

The CHC has also recommended that 82 First Street be added to the City’s Heritage 
Register. 

 

5.0 OPTIONS 

 

There are three options for LUPC’s consideration: 
 

1) THAT the Land Use and Planning Committee recommend to Council that the 

property at 82 First Street be placed on the Heritage Register;  

 
2) THAT the Land Use and Planning Committee provide staff with alternative feedback.  

 

Staff recommends Option #1. 

 

 

 

 

ATTACHMENTS 

 

Attachment A: Site Map and Photographs 
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This report has been prepared by: 
Julie Schueck, Heritage Planner 

 

This report was reviewed by: 

Jackie Teed, Manager of Planning 

   

   

 

  

Beverly Grieve 

Director of Development Services 
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 7/4/2016 

From: Beverly Grieve 

Director of Development Services 

File: HER00559 

Item #: 44/2016 

Subject: 1023 Third Avenue: Heritage Revitalization Agreement and Heritage 

Designation - Preliminary Report  

RECOMMENDATION 

THAT the Land Use and Planning Committee request staff proceeds with processing 

the Heritage Revitalization Agreement application for 1023 Third Avenue, as outlined 

in this report and forward the preliminary report for Council’s information to the next 
Regular Meeting. 

EXECUTIVE SUMMARY 

This report provides preliminary information on a Heritage Revitalization Agreement 

application that would see the owners of 1023 Third Avenue restore and designate a heritage 

house in exchange for being able to add an extension to the back, increasing the floor area 

from 1,478sq.ft./137.3sq.m. to 1,603sq.ft/148.9sq.m., and add two duplex buildings on the 

property. Overall the property’s floor space ratio  would increase from 0.17 to 0.79, site

coverage would increase to 40%, and units would increase from one to five, under strata title 

(no subdivision). This proposal is in line with policy goals for the Brow of the Hill 

neighbourhood, as it retains the original single detached dwelling, while also introducing 

multi-family development similar to that in the surrounding community. 
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Given that this HRA proposal is different from what the City has considered in the past, staff 

is seeking input from the Land Use Planning Committee on three issues: 

 

a) Density 

b) Site Coverage 

c) Siting and Design of Proposed Duplexes  

 

1.0 PROPOSAL 

 

This Heritage Revitalization Agreement application would allow the owners to retain and 

extend the existing single detached dwelling, and add two new duplexes, for a total of five 

residential units, under strata title, in exchange for exterior heritage restoration of the 1892 

Figg-Hoblyn House and its long-term legal protection. 

 

2.0 POLICY AND REGULATIONS 

 

2.1 Official Community Plan Land Use Designation 

 

(RBH) Residential – Brow of the Hill: This area will contain low density residential uses 

including single detached dwellings, secondary suites, duplexes, churches, and may contain 
small scale local commercial uses such as home based businesses and corner stores. The 

proposal complies with the OCP designation. 

 

2.2 Brow of the Hill Development Permit Area Policy 

 

The property in question is located within Development Permit Area #1, Brow of the Hill. 

The Development Permit Area is a framework for the neighbourhood’s diverse housing 
stock, much of which is multi-family. Stemming from this policy framework, the City will 

not encourage proposals for multi-family projects which would result in the loss of single 

detached sites unless the following conditions are met: 

 

 The proposal is surrounded partially or wholly by multi-family developments 

 The proposal is located on a busy street (i.e. carrying greater than 3,000 vehicles per 
weekday) and is located on or close to the “edge” streets of the neighbourhood (e.g. 

Sixth Avenue, Queen’s Avenue, Eighth Street or Twelfth Street). 
 

As such, the proposal to include multi-family units on site complies with the regulation in the 

Development Permit Area policy. 
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2.3 Zoning Bylaw 

 

Single Detached Dwelling Districts (RS-2): The intent of this district is to allow single 

detached dwellings in Brow of the Hill and portions of the Downtown and Sapperton 
neighbourhoods. The HRA would create a new “zoning layer” which would specify the 
aspects of the RS-2 zone that would be relaxed or varied. 

 

2.4 Brow of the Hill Action Plan  

 

Housing and Growth: This area contains a diverse housing stock, much of which is multi -

family. The retention of single detached dwellings is encouraged. New development should 

reflect the appearance and characteristics of single detached dwellings, such as street friendly 

and ground oriented design. Four unit townhouses and small lot houses are referenced in the 

plan as acceptable forms of development. As such, the proposal complies with the goals of 

the community plan.  

 

2.5 Heritage Revitalization Agreement 

 

A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City and 
a property owner for the purposes of heritage conservation. 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. An HRA does not change the zoning of the property, rather it adds a new layer 

which identifies the elements of the zone that are being varied or supplemented. An HRA is 

not legally precedent setting as each one is unique to a specific site. Provisions for the local 

government to negotiate a Heritage Revitalization Agreement are set out in Section 610 of 

the Local Government Act.   

 

2.6  Heritage Policy for the Use of Heritage Revitalization Agreements 

 

The City has a Heritage Policy for the Use of Heritage Revitalization Agreements that has 

the following objectives: 

 

 Ensure that the HRA policy is integrated with other important City policies. 

 Ensure that HRAs are used appropriately, and that they balance both public and 
private benefits. 

 Create an application process that is clear. 

 Establish a follow-up procedure to ensure that heritage conservation work is 
completed as promised.   
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2.7 Heritage Designation Bylaw 

 

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 611-613 of the Local Government Act.   

 

2.8 Standards & Guidelines for the Conservation of Historic Places in Canada 

 

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

the city. HRA proposals are carefully evaluated against it by staff to confirm compliance.   

 

3.0 BACKGROUND 

 

3.1 Site Characteristics & Context 

 
The 1000 block of Third Avenue contains a mix of both single detached dwellings and multi -

family properties, including low rise apartment/townhouse buildings. The subject property is 

located a few blocks from the new Fraser River Middle School. Additionally, a small general 

store is located at the corner of Third Avenue and Tenth Street. A map showing the area land 

uses is attached in Appendix A. 

 

The subject property is a through lot, fronting on both Third Avenue and Oxford Street. 

Currently, the heritage house sits closer to Oxford Street, although the front door faces Third 

Avenue. The new duplexes would also face Third Avenue.  

 

The property slopes down approximately 16 ft./4.9 m. from back to front.  

 

3.2 Project Description 

 

The applicant proposes entering into a Heritage Revitalization Agreement (HRA) in order to 
enlarge the heritage house, and build two new duplexes at the front of the property. In 

exchange for the additional density on site and alterations to the rear of the existing heritage 

house, the applicants would agree to restore and maintain the exterior, and place long-term 

legal protection on the house through a Heritage Designation Bylaw. 

 

The heritage house would be shifted slightly to the side of the lot to accommodate off-street 

parking. Also, an 11 ft./3.4 m. rear addition would be built on the back of the heritage house. 

On the main floor this would add a 127sq.ft./11.8sq.m. kitchen and a 40sq.ft./3.7sq.m. 
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powder room. On the second floor, on top of the kitchen, would be a 157sq.ft./14.6sq.m. 

third bedroom and ensuite. The addition requires an extension of the roof, and two new 

dormers would be added to the rear of the house. The basement would remain a crawl space , 

though after the house is moved, new foundations would be poured. The existing foundation 

is in poor condition. (See Heritage Conservation Plan, page 10). 
 

The new duplexes would contain two, three bedroom units each, and would be three storeys, 

where the first level is an enclosed one car garage, mechanical room and flex space, the 

second is kitchen, dining and living, and the third level would be bedrooms. The bedrooms 

range from 75 sq.ft./7sq.m. to 100sq.ft./9.3sq.m. Like the heritage house, the front units of 

the duplexes would face Third Avenue, though the back units would face into the property 

center across the 21ft./6.3m. wide shared driveway. Each unit of the duplexes, as well as the 

heritage house, would have access to private outdoor space. 

 

A proposed site plan and elevation drawings are attached in Appendix B. Appendix C 

contains the Heritage Conservation Plan (HCP) for the heritage house and Appendix D is the 

accompanying Statement of Significance (SOS).  

 

3.3 Project Statistics & Proposed Relaxations 

 
The grey cells in the tables below are the proposed relaxations. 

 

 Entire Property 

 Existing RS-2 Zoning Bylaw Proposed 

Site Dimensions: 66ft./20.1m wide 

132ft./40.2m deep 

None As existing 

Site Area: 

 

8,712 sq.ft./ 

809.4 sq.m. 

Min. 6,000sq.ft./ 

557.4 sq.m. 

As existing 

 

Floor Space Ratio: 

 

0.170 

(1,478 sq.ft./ 
137.3 sq.m.) 

0.50 

(4,356 sq.ft./ 
404.7 sq.m.) 

0.79 

(6,881 sq.ft./ 
639.3 sq.m.) 

Site Coverage: 7 percent 35 percent 39 percent 

Off-street Parking: 1 space  5 spaces 6 spaces 

 

 Heritage House 

 Existing  RS-2 Zoning Bylaw Proposed 

Height 26.6 ft./8.1m 25 ft./ 7.6m 26.6 ft./8.1m 

(As existing) 

Rear Setback: 17ft./ 5.4m 25 ft./7.6m 8ft./2.4m 

Parking: 1 space 

(detached garage) 

1 space 2 spaces(detached 

garage + pad) 

Private Outdoor 

Space: 

8654 sq.ft./ 

804 sq.m. 

N/A 1390 sq.ft./ 
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 Duplexes 

 Existing RS-2 Zoning Bylaw Proposed 

Height: N/A 25 ft./7.6m 25 ft./7.6m 

East Side Setback: N/A 5 ft./1.5m 4 ft./1.2m 

West Side Setback: N/A 5 ft./1.5m 4 ft./1.2m 

Parking: N/A 4 spaces 4 spaces  

(in buildings) 

Private Outdoor 

Space: 

N/A N/A Approx. 500-

550sq.ft/ 46.5-51m 

per unit 

 

4.0 DISCUSSION 

 

4.1 Heritage Value 

 

The Figg-Hoblyn House was constructed in 1892 and is valued for its age, original features, 

and social and historic associations with the development of the Brow of the Hill 

neighbourhood and New Westminster’s key industries.  
 

Thomas Figg, the builder, and his wife Rosalind Hoblyn, were English landowners. Figg, a 
former British naval officer, was very active in business in New Westminster, especially in 

real estate and agriculture. Notably, he served as a Justice of the Peace and a clerk at the 

Land Office.  

 

Aesthetically, the house is a good example of domestic, vernacular architecture from the turn 

of the 20
th

 century, and is relatively unaltered. Much of the original building material from 

local mills is still present. The design is late Victorian, in the Queen Anne style, though a 

plain, less ornamented version. The architectural style is reflective of the neighbourhood’s 
history.  

 

The Heritage Conservation Plan (Appendix C) identifies the house as being in poor 

condition. Deterioration of some exposed elements is advanced. However, the original 

structure remains intact, and is considered to be sound. Restoration work and rehabilitation 

would be required.  
 

4.2 Heritage Inspired Design of Duplexes 

 

The design of the two proposed duplexes references the two historic duplexes that are 

located east of the property, on Third Avenue at Tenth Street. Although the proposed new 

duplexes do not mimic the historic duplexes, they do use some of the same design elements; 

in particular, the massing and roof pitch. 
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4.3  Density & Site Coverage  

 

The proposed floor space ratio and site coverage for this project is more consistent with the 

surrounding Brow of the Hill’s multi-family (RM-2) zone than the property’s current single 
detached dwelling (RS-2) zoning. The Brow of the Hill Action Plan encourages the retention 

of RS-2 and single detached dwellings. This project retains the original home, and the  new 

dwellings have similar characteristics, such as ground-oriented design and private outdoor 

space. 

 

The Brow of the Hill Development Permit Area policy acknowledges the goal of retaining 

single detached dwellings, but allows multi-family development when surrounded partially 

or wholly by other multi-family developments. Additionally, the Development Permit Area 

policy will allow multi-family development when the proposal is located on a busy street and 

is located on or close to the “edge” streets of the  neighbourhood (e.g. Sixth Avenue, Queen’s 
Avenue, Eighth Street or Twelfth Street). This proposal satisfies both of these requirements. 

 

Similar floor space ratio and site coverage is present on the block, and across the street:  

 

 Adjacent Properties  

Address: Floor Space Ratio: Site Coverage: 

1009 Third Avenue  1.199 40 percent 

230 Mowat Street 1.180 39 percent 

1015 Third Avenue  1.167 37 percent 

1031 Third Avenue 1.296 25 percent 

1023 Third Avenue (proposed) 0.79 40 percent 

 

4.4 No Subdivision 

 

The Use of Heritage Revitalization Agreements Policy recognizes that additional dwellings 

are highly desired incentives to offset heritage retention and restoration costs. Often 
applicants seek to subdivide to create two separate lots. Alternatively, an HRA could vary 

the Zoning Bylaw which stipulates one dwelling per property. Allowing stratification of the 

property may also be a consideration. 

 

The HRA policy also states all applications for HRAs should be consistent with the City’s 
regulations as they pertain to neighbourhood context, character, and livability standards. The 

property should respect streetscapes and surrounding lot sizes. 

 

For this application, allowing multiple dwellings on a property operating, perhaps stratified 

(i.e. not subdivided) would maintain the consistency of the site coverage and floor space 

ratio with other multi-family developments in this neighbourhood. It would ensure that the 

lot size remains consistent with livability standards, and with similar lots in the area. The 
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addition of the two duplexes would increase the density and site coverage for this property, 

but the new duplexes would be similar in massing and site location to the two historic 

duplexes at 1004/1006 Third Avenue, thus respecting the existing streetscape. 

 

It is possible that a configuration for subdivision could be achieved, given the HRA policy 
cites a minimum lot size of 3,000sq.ft.  However, the result would require significantly 

increased relaxations to the Zoning Bylaw. 

 

Staff recommends this project be considered on the basis of no subdivision for any of the 

units.  

 

4.5 Sustainability 

 

Retaining existing, livable housing is a fundamental aspect of sustainable development. The 

existing house on this property would be retained and protected so as to be assured of many 

years of use. 

 

Proximity To Transit Services 

Transit Service: Normal Walking Distance: Project Distance: 

SkyTrain Station 800 m./2,625 ft. 1 km./3,273 ft. 

Frequent Transit Network 400 m./1,312 ft. 230m./739 ft. 

 

The property is not within normal walking distance of the SkyTrain but is within walking 

distance of the Frequent Transit Network. 

 

4.6 Family Friendly Housing  

 

Although the project is not required to provide family-friendly units, both the new duplexes, 
and the extension on the heritage house, are in keeping with the spirit of the City’s Family 
Friendly Housing Strategy as they add three bedroom housing options. 

 

4.7  Trees & Landscaping 

 

There is one tree and four mature shrubs located in the yard which would need to be assessed 

through the Tree Protection Bylaw. These shrubs have also been identified in the Statement 

of Significance which means that every effort should be made by the applicant to retain the 

shrubs on the site. This could involve temporarily storing the shrubs elsewhere until it is 

possible to replant them on site. 
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5.0 PROCESS 

 

5.1  Application Review Process 

 

Preliminary Report to Land Use Planning Committee July 2016 

Preliminary Report to Council for Information  August 2016 

Applicant Public Open House Fall 2016 

Applicant Presentation to the Community Heritage Commission 

for Formal Review 

August 2016 

Applicant Presentation to Brow of the Hill Residents’ 
Association 

Fall 2016 

Applicant Presentation to Advisory Planning Commission for 

Formal Review 

Winter 2016 

Report to Land Use Planning Committee Re: Council 

Consideration of First and Second Readings of Heritage Bylaws 

Winter 2017 

Council Consideration of First and Second Readings of Heritage 

Bylaws 

Spring 2017 

Public Hearing and Council Consideration of Third Reading of 

Heritage Bylaws 

Spring 2017 

Completion of Adoption Requirements Summer 2017 

Council Consideration of Adoption of Heritage Bylaws Summer 2017 

 

6.0 LUPC FEEDBACK 

 

Given that this HRA proposal is different from what the City has considered in the past, staff 

is seeking input from the Land Use Planning Committee on three issues: 

 

a) Density 

b) Site Coverage 

c) Siting and Design of Proposed Duplexes 
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OPTIONS FOR CONSIDERATON 

 

The following options are presented for the Land Use and Planning Committee’s 
consideration: 
 

1. That the Land Use and Planning Committee request staff proceeds with processing the 

Heritage Revitalization Agreement application for 1023 Third Avenue, as outlined in 

this report and forward the preliminary report for Council’s information to the next 

Regular Meeting. 

2. That the Land Use and Planning Committee provide staff with alternative feedback. 

 

Staff recommends option 1. 

 

 

 

ATTACHMENTS 

 

Appendix A: Site Map 

Appendix B: Proposed Site Plan and Elevations 
Appendix C: Heritage Conservation Plan 

Appendix D: Statement of Significance 
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Residents of 1023 Third Avenue, New Westminster 

From historic New Westminster directories and historic title search.  *Indicates resident was also the owner; 
otherwise residents were renters. 

1037 Third Avenue (original civic address) 

1892 T.R. Figg*, “Gentleman” 
1894 T.R. Figg, “Justice of Peace” 

1895 “vacant” 

Resident not definitive as unclear when the Figg-Hoblyns left for California. 
1896 - 1909  (unknown) 

New Westminster directories are not indexed by streets in these years and the 
address itself does not appear. May have been vacant or rented. 

1023 Third Avenue 

1909 - 1916  Andrew Ramsay*, “Engineer” 
1897 listed as employee of RCP Mills (Durham St.); 1899 as engineer with RCP 
Mill. 

1917 - 1934  William Henry* 
Until his death in 1919, then Mary Elizabeth Trueman* until 1934. 

1935 vacant/no listing 
1936 -1938 Edward L. & Agnes Quinn, “Engineer, BC Manufacturing Co.” 
1939 Ray & Ethel Larsen, “Meat Cutter, Safeway” 
1940 Edward M. & Bertha J. Williams, “Longshoreman” 
1941 - 1944  Gaspar & Margit Juhas*, “Labourer, Mohawk Lumber Co.” 
1945 - 1969  Joseph & Mary Labash*, “Mechanic” 

Renters until 1951 when they bought the house from Juhas family. 
Also resident children George F. and wife Edna (proprietor George’s Radiator 
Shop, N.W.) until 1970, and Stanley B (employee at George’s Radiator Shop). 

1969-1987  Mary Labash* 
After Mary and Joseph divorced, she lived in the house with son Stanley until her 
death in 1987. 

1991-1992  no return 
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The following procedures are according to conservation standards for historic buildings as established by 
the Parks Canada, Historic Places Initiative (HPI) and listed in Standards & Guidelines for the 
Conservation of Historic Places in Canada, 2007. 
 

Preservation: The action or process of protecting, maintaining and/or stabilizing the 

existing materials, form and integrity of an 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 an historic place or of an individual component, through repair, 

alterations, and/or additions, while protecting its heritage value.15 

4. BUILDING DESCRIPTION 

 
As summarized in the Statement of Significance, Figg-Hoblyn House is a medium-scaled, late 19th century 
wood-framed-and-finished house set partially in the ground.   

At the time of construction, New Westminster was a substantial former colonial city with direct family, 
business and cultural links to the United Kingdom.  Domestic architectural trends in the city closely followed 
British or American styles of the day, especially the case for Figg and his English gentry wife looking to fit 
into the local social scene.    
 
In this context the house could best be described as following the Late Victorian, Queen Anne style, albeit 
a modest vernacular version without architectural panache.  It has asymmetrical massing, a prominent 
street-facing bay and a picturesque roof feature in the south roof dormer.  This simplified design approach 
is a precursor to the international Arts & Crafts design movement gaining ground at this time.  
 
Figg-Hoblyn House exemplifies the pervasive use of coastal Douglas fir in domestic construction in this era.  
As a local, plentiful, strong, durable and attractive material, this wood was used throughout the building, 
including: rough cut lumber for framing and sheathing; shaped exterior claddings and trims, window frames 
and sashes, panel doors, balustrades and interior plaster lathing, flooring, cabinets and trimwork.  Other 
than cedar shingle roofing, wall and ceiling plaster, loose linoleum flooring and various accessory materials, 
no principal material other than fir was used. 
 
At 1200 square feet, the floor plan of the house was modest.  The main floor comprised a parlour, dining 
room, with bay window alcove, and large kitchen with pantry.  Both the front and back doors open onto the 
wraparound porch.  The upper floor provided three generous bedrooms with closets, and a common 
bathroom.  The central foyer and stairwell is a particularly significant interior feature. 
 
Windows are mostly 2-over-2 double-hung sashes with original (wavy) float glass.  Narrower units are 1-
over-1.  There are only a few different window sizes and there is no stained glass. 
 

                                                 
15 Parks Canada.  Canada’s Historic Places.  Standards and Guidelines for the Conservation of Historic Places in Canada 2nd ed. 
www.historicplaces.ca/media/18072/81468-parks-s+g-eng-web2.pdf. 
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 At roof overhangs, repair deteriorated rafter ends with epoxy consolidant.  If loss of section has
occurred replace rafter into attic.

 At proposed addition roof, overhangs and details to match existing design, (see also General
Wood Elements below for trims).

 Porch floor structure to be removed entirely due to deterioration and for house relocation.
Retain porch posts for reinstating.  Reconstruct porch floor as per drawings; note joist depth
will likely increase as existing does not meet current code (see also General Wood Elements).

 Lower floor to be rebuilt to current Building Code with new concrete foundation, framed walls
and slab-on-grade.

 Chimney to be deconstructed, bricks retained and cleaned for reconstruction above attic level
only, ie. non-functional.  Use only Type-S lime mortar.  Provide flue closure: cementboard, self-
adhered-membrane, metal flashing concealed 2 courses below chimney top.

 Chimney reconstruction to match existing design (two bricks square, nine course above roof
ridge) and include original top design of three additional courses, each with 1 inch corbels.

Roofing and Rainwater Works 

Contemporary asphalt roof shingles are at the end of their service life and are in poor condition.  Attics are 
unvented; there are no eave vents present.  Gutters and downpipes are white aluminum and extensively 
deteriorated or missing.   

Recommended Conservation Procedure: Rehabilitation 

 Remove all previous roofing and install preservative-treated, CSSB No. 1 Certi-Last, cedar roof
shingles in standard coursing with 5” exposure.  Size and install shingles per requirements of
BC Building Code for given roof slopes.

 Ensure shingles installed on spaced roof strapping for required ventilation.

 Convert (non-functioning) attic window to louvred wood vent. Provide matching vent in gable
end of proposed rear addition and in east-facing existing gable end. As attic is to be insulated
ventilation is required by code.  Gable end vents less an impact on heritage values than adding
round soffit vents and square plastic roof vents through roofing.

 Replace rainwater works with continuous aluminum "Colonial" K-style gutters and downspouts.
Colour: Slate Grey.  K-style gutters are similar to original wood gutter profile.

 Do not install downspouts facing the street; locate on side walls.

b. General Wood Elements

Largely as a result of complete failure/weathering-off of paint finishes, visible wood elements are generally 
in fair condition with deterioration especially at ends of boards/joints.  Bargeboard lower ends are 
particularity deteriorated and/or damaged.  Paint finish on main body clapboard siding, especially on the 
south and west elevations is extensively deteriorated with much bare wood evident.   
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7. MAINTENANCE PLAN

Following completion of the conservation works, the owner must maintain the building and land in good 
repair and in accordance with generally accepted maintenance standards.  All work should follow The 
Standards and Guidelines for the Conservation of Historic Places in Canada (2nd Edition).  The local 
government determines an acceptable level or condition to which the heritage building is maintained 
through the Heritage Revitalization Agreement (HRA) and/or a Heritage Maintenance Bylaw.  As with the 
Heritage Conservation Plan, such maintenance standards apply only to the building exterior. 

As general upkeep is frequently overlooked and will lead to deterioration of heritage resources, 
maintenance standards warrant special attention.  Any building should be kept in a reasonable condition 
so it continues to function properly without incurring major expenses to repair deterioration from neglect. 
To avoid compounding problems a continuity of informed supervision of assessments and repairs is 
essential.   

A periodic Condition Survey by a Heritage Professional will enable the owner to anticipate and budget for 
upcoming repair or replacement work.  The most frequent source of deterioration problems are from poorly 
maintained roofs, rainwater works and destructive pests. 

Establish a maintenance plan using the information below; a spreadsheet is an effective tool.  The "heritage" 
maintenance plan will provide a schedule for various tasks and the likely funds required to support the work. 
Records of maintenance should be kept including photographs of deterioration encountered, before and 
after treatment, and actions taken. 

Maintenance Checklist: 

a. Site

 Ensure site runoff drainage directed away from buildings.

 Maintain min. 2 foot clearance between vegetation and building face and a 12 inch wide
gravel strip against the foundation in planted areas.

 Do not permit vegetation (vines, etc.) to attach to the building.

 Keep tree branches pruned so they don't overhang roofs.

 Ensure roots from large trees to not stress and deform building foundation, or damage
perimeter drainage piping.

b. Foundation

 Review exterior, and interior where visible, for signs of undue settlement, deformation or
cracking of foundation and if encountered seek advice from Professional Engineer.

 Ensure perimeter drainage piping is functioning satisfactorily by flushing and/or
professional inspection every 3-5 years.

 Inspect basement/crawlspace interior for signs of moisture migrating through foundation
walls or the slab-on-grade in the form of efflorescence (a white powder on concrete) or
staining of finishes.  A "smell test" for musty air can indicate a moisture problem.

c. Masonry
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 Clean excessive build-ups organic growth and atmospheric soot from masonry chimneys.

 Inspect masonry mortar for spaulling and deterioration and repoint as needed to maintain
structural integrity and appearance.

 Clean accumulation of efflorescence from masonry (a build-up of natural salts in new
mortar migrating to the surface through evaporation mechanisms).

 Review structural integrity for deformation, leaning, cracked masonry units and if
encountered seek advice from Professional Engineer as may be related to foundation
problem.

d. Wood Elements

 In the wet coastal climate of British Columbia maintaining integrity of exterior wood
elements is critical in preventing water ingress into buildings.

 Annually inspect wood elements for signs of deterioration mechanisms, identify source of
problem and take corrective repair/replacement action:

o wood in contact with ground or plantings;

o excessive cupping, loose knots, cracks or splits;

o open wood-to-wood joints or loose/missing fasteners;

o attack from biological growth (moss, moulds, etc.) or infestations (carpenter ants,
etc.);

o animal damage or accumulations (chewed holes, nesting, bird/rodent droppings)
USE HAZARDOUS MATERIALS PROCEDURES;

o signs of water ingress (rot, staining, mould, infestation).

 Closely inspect highly exposed wood elements such as porches, railings and stairs for
deterioration.  Anticipate replacement in kind of these elements every 10-15 years.

 Inspect paint finishes every 3-5 years and expect full repainting every 7-10 years. Look for:

o bubbling, cracks, "alligatoring" or crazing, wrinkles, flaking, peeling or powdering;

o excessive fading of colours, especially dark tones;

 Note repainting shall be in historic colours accepted for the HRA unless altered by Heritage
Alteration Permit (HAP) issued by the Local Authority.

 Inspect visible caulking joints for continuity and shrinkage.  Expect to redo caulking every
3-5 years.

 Review metal flashings to ensure water runoff properly directed to the exterior and that
flashing joints are intact.

e. Windows and Doors

 Annually check integrity of window glazing putty for drying, cracking or loss.

 Replace cracked or broken glass as it occurs.

 Check satisfactory operation of windows and doors.  Poor operation can be a sign of
building settlement distorting the frame, or sashes or doors may be warped.
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 Check condition and operation of hardware for rust or breakage.  Lubricate annually.

 Inspect weather stripping for excessive wear and integrity.

f. Roofing and Rainwater Works

 Inspect roof condition every 5 years, looking for:

o loose, split or missing (cedar) shingles, especially at edges, ridges and hips;

o excessive biological growth (moss) and/or accumulation of debris from adjacent
trees;

o flashings functioning properly to shed water down slope, especially at chimney.

 Remove roof debris and moss with gentle sweeping and low-pressure hose.

 At 10-15 years assess cedar roof shingles for retreatment with spray-applied penetrating
oil with wood preservative, and possible replacement of edge and ridge shingles.

 Plan for roof replacement of cedar roofing at 18-22 years or longer.  Note roofing
replacement to be pressure-treated cedar as per original specification.

 Annually inspect and clean gutters, flush out downpipes.  Ensure gutters positively slope
to downpipes, there are no leaks or water splashing onto building.

 Ensure gutter hangers and rainwater system elements intact and secure.

 Ensure downpipes inserted into collection piping stub-outs at grade and/or directed away
from building onto concrete splash pads.

g. General Cleaning

 Building exterior should be regularly cleaned depending on build-up of atmospheric soot,
biological growth and/or dirt up-splash from ground.

 Cleaning prevents buildup of deleterious materials which can lead to premature and
avoidable maintenance problems.

 Windows, doors and rainwater works should be cleaned annually.

 When cleaning always use gentlest means possible such as soft bristle brush and low-
pressure hose.  Use mild cleaner if necessary such as diluted TSP or "Simple Green".

 Do not use high-pressure washing as it will lead to excessive damage to finishes, seals,
caulking and wood elements, and it will drive water into wall assemblies and lead to bigger
problems.
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1023 THIRD AVENUE, NEW WESTMINSTER  ~  STATEMENT OF SIGNIFICANCE 

Description of Historic Place 

The Figg-Hoblyn House is a 1½ storey plus basement, wood-frame, single-detached house with an 
intersecting gable roof and side entry porch. The principle facade faces Third Avenue but is situated in 
the far rear of the lot backing onto Oxford Street. The property is located on the north side of Third 
Avenue mid-block between Tenth and Eleventh Streets in the Brow of the Hill neighbourhood of New 
Westminster. 

Heritage Values 

The 1892 Figg-Hoblyn House is valued for its historic, associative, and aesthetic significance, and in 
particular for its age.  

It has historic value for its connection to the early development of the Brow of the Hill neighbourhood, an 
area of the original 1859 settlement plan for the city. The house was built during the neighbourhood’s first 
significant growth between 1887 and 1892, spurred by the pending arrival of the Canadian Pacific 
Railway to the city. The house is a surviving single-detached house on its large, original lot in a 
neighbourhood where most large lots have been subdivided and original dwellings have been replaced 
with apartment buildings or new houses. The lot contains four mature flowering shrubs: 2 camellias and 2 
rhododendron. 

The associative value is two-fold: first, the house is important for its association with its builders, Thomas 
Richard Figg—an English-born pioneer and businessman of Mayne Island and New Westminster, and his 
wife, Rosalind Hoblyn—the daughter of wealthy gentry from Cornwall. The Figg-Hoblyn family lived here 
from 1892 until the late 1890s and represent unusual high-society residents in a “working class” area as 
defined in the original city plan; and second, the house has further historic value as a home for 
subsequent 20th century “blue collar” families employed in key local industries.  The continuous long-term 
residence/ownership of the Labash family (1945-2014) exemplifies this aspect.  
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The house is valued for its aesthetic character as an example of an unaltered, late-Victorian house. The 
asymmetrical, L-shaped plan with intersecting gables, features restrained vernacular, elements common 
to the typology. Typical of Lower Mainland houses built in the era, the building features old-growth timber 
in its wood-frame construction, details and finishing incorporating wood products from local mills. It is 
unusual for remaining almost completely true to its original design. 

Character Defining Elements 

 Location on Third Avenue in the Brow of the Hill neighbourhood of New Westminster. 

 Siting facing the principle road but far to the rear of the lot. 

 Continuous, single-detached residential use. 

 Residential form, scale and massing as expressed by: 

o T-shaped building massing; 

o 1½ storey height with steep, cross-gabled roof; 

o Front-facing roof dormer; 

o Rectangular, side-facing cantilevered bay window, and; 

o Wraparound porch with low pitched hip roof and side-facing front and back doors. 

 Collection of Late Victorian-era design features:  

o Narrow horizontal clapboard siding with 3 ¼” exposure at the main body; 

o Horizontal “drop” siding with 5” exposure at the basement level; 

o Common, running bond, internal, red brick chimney (corbelled top missing);  

o Roof trims and narrow eaves including wide gable bargeboards with top crown moulding 
and closed, sloped soffits clad in 4” V-joint, tongue-and-groove boards; 

o Porch floor of 4” flush-joint, tongue-and-groove boards; 

o Collection of flat-stock wood trims including siding corner boards, main floor band, gable 
rakes, window and door trims, and porch posts, trims and balusters; 

o Pattern and scale of original wood sash windows, including single and divided light 
sashes and double-hung units, and; 

o Glazed stained wood front door with egg and dart mouldings above and below the light, 
(original glass missing) and original hardware; and the panelled, stained wood back door. 

 Original colour scheme of light green main body and roof soffits, medium grey basement level 
and wood trims, and black window sashes and various trim highlights. 

 Four mature flowering shrubs: 2 camellias and 2 rhododendron. 



R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 7/4/2016 

From: Beverly Grieve 

Director of Development Services 

File: DPQ00110, 

DVP00573 

Item #: 45/2016 

Subject: 300 Salter Street (Port Royal): Development Permit and Development 

Variance Permit for a Proposed 87 Unit Apartment Building –
Preliminary Report 

RECOMMENDATION 

THAT the Land Use and Planning Committee direct staff to process the Development 

Variance Permit and Development Permit applications as outlined in the process 

section of this report.  

EXECUTIVE SUMMARY 

The site now addressed as 300 Salter Street was rezoned to allow a project with 87 units in a 

four storey apartment building. The proposed Development Permit satisfies the Objectives 

and Guidelines for Residential Development Permit Area #4 Port Royal and Natural Hazards 

Development Permit Area # 1 Flood Hazard. Eight of the units on the top floor have a 

second mezzanine level with a bedroom and access to a roof deck. The mezzanine level adds 

to the height of the building and thus the building requires Council consideration of a 

Development Variance Permit to allow a height of 60.66 feet (18.48 metres). 

1. PROPOSAL

The applicant proposes to obtain a Development Permit and a Development Variance Permit 

to construct an 87 unit apartment building. 

11
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2. POLICY AND REGULATIONS  

 

2.1 Queensborough Community Plan Land Use Designation: 

  

The Queensborough Community Plan designates the site as (RM) Residential – Medium 

Density. The Plan describes this designation as: 

 

(RM) Residential - Medium Density: this area will include medium density multi-

family residential uses such as rowhouses, townhouses, and low-rises. Depending on 

the provision of public amenities, a density bonus may be provided in order to reach 

the upper limits of density in this area. 

 

The application conforms to the land use designation for the site in the Queensborough 

Community Plan.  

 

2.2 Queensborough Community Plan Development Permit Area Designation: 

 

This site is also designated as part of Residential Development Permit area #4 Port Royal . 

This Development Permit area: 

 
… is designated in order to provide a framework for the development of the Port 
Royal community. This Development Permit Area establishes objectives and 

guidelines for the form and character of multi-family development.  

 

The Development Permit Area designation identifies the Port Royal Phase 2 Development 

Guidelines dated December 2000 as the standard for design in this area. 

 

The application conforms to the Development Permit Area Designation and the Port Royal 

Phase 2 Development Guidelines. 

 

This site is also designated as part of Natural Hazards Development Permit Area # 1 – 

Flood Hazard. The purpose of this Development Permit area is to provide: 

 

Guidelines for this development permit area are intended to minimize the potential for 

loss of life and property damage in the event of flooding of the Fraser River, while 
allowing for the continued use of industrial lands to provide employment and the 

continued renewal and development of an historic New Westminster neighbourhood. 

 

The building proposed in this application satisfies the requirements of Natural Hazards 

Development Permit Area #1 – Flood Hazard. 
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2.3 Zoning Bylaw: 

  

Zoning Amendment Bylaw 7651, 2014 was adopted on November 3, 2014. That bylaw 

rezoned the subject site to the Comprehensive Development Districts (CD – 53) zone. The 

proposed development satisfies all aspects of the zone except for the height of the building. 
The zone allows a height of 50 feet (15.24 metres). The applicant proposes a height of 60.66 

feet (18.48 metres). 

 

3. BACKGROUND 

 

3.1 Site Characteristics and Context: 

  

The site is located in the Port Royal development. To the south is the Annacis Channel of the 

Fraser River and the City’s perimeter walkway. To the east at 260 Salter Street a low rise 

residential project with 111 residential units in two four storey buildings is under 

construction. Immediately to the west of the proposed building will be the final two 

buildings in this development. 

 

To the north, are two properties zoned (M-2) Heavy Industrial but used for light industrial 

purposes. These two properties are designated for Comprehensive Development in the 
Queensborough Community Plan. This designation would allow employment uses, 

commercial uses and some residential development on those sites. 

 

3.2 Project Description: 

  

The development identified as 300 Salter Street would be a four storey plus loft building. 

The side of the building facing the Fraser River would be four levels. On the side of the 

building that faces the street, the top floor units will have a second level with a mezzanine. 

The purpose of the mezzanine level is to allow eight of the top floor units to have an 

additional bedroom on that level and access to a roof terrace. 

 

The proposed building would have the following unit mix: 

 

Type Number 

of units 

% of total 

units 

Unit Area 

    

One Bedroom 13 14.9 516 to 758 square feet (48 to 70 

square metres) 

Two Bedroom  56 64.4 934 to 1,215 square feet (87 to 113 

square metres) 

Three Bedroom 11 12.6 1,030 to 1,591 square feet (96 to 

148 square metres) 
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Three Bedroom + 

Mezzanine – 2 levels 

7 8.1 1,393 to 1500 square feet 

(129 to 139 square metres) 

Total Units 87 units 100 %  

 

Multi-family rental projects are required to include a minimum of 25% two- and three-

bedroom units, with at least 5% of the total project units being three-bedrooms or more.The 

proposed building provides 85.1% of the total units as two and three bedroom apartments, 

with three bedroom units comprising 20.7% of the total apartments.  

 

The project provides 122 parking spaces for residents and 18 parking spaces for visitors for a 

total of 140 parking spaces. A 1,460 square foot (135.7 square metre) amenity building is 

provided for the use of the residents. The land use and density, front and rear yards, parking 

and site coverage satisfy the requirements of the Comprehensive Development Districts (300 

Salter Street) (CD – 53) zoning of the site.  

 

The proposed unit design is the same as the Glass House apartment building in Port Royal. 

The proposal has the bedrooms on the inside wall of the unit with the daily living area 

toward the outside wall. The unit is entered from a main hallway. Inside the door to the unit 
are the bedrooms and bathroom. As you proceed into the unit, four stairs go down to the 

living room & kitchen areas as well as the patio/balcony. None of the bedrooms have 

external windows. All bedrooms can be open to the main living area or be closed off.   
 

3.3 Project Statistics:  
 

Site Area: 66,844 square feet (6,210 square metres)  

Zoning: Comprehensive Development Districts (300 Salter 

Street) (CD – 53) 

FSR: 1.49 

Site coverage: 36.3 % 

 

The Zoning Bylaw allows a height of 50 feet (15.24 metres). The applicant proposes a height 

of 60.66 feet (18.48 metres). The four storey portion of the building has a height of 46 feet 

(14.02 metres). The extra height proposed is to allow mezzanines and roof decks for eight of 

the units. A Development Variance Permit will be required to allow the proposed height of 

the building.  
 

4. PROCESS 

 

The next steps in the application review process are 

 

1. LUPC recommendation to initiate the processing of this application. 

2. The project is reviewed by all City Departments. 
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3. The project is considered by the New Westminster Design Panel. 

4. The applicant will present the project to the Queensborough Residents’ Association. 
5. LUPC consideration of the Development Permit and Development Variance Permit.  

6. LUPC recommendation to Council. 

7. Council consideration of the Development Permit and Development Variance Permit.  
 

5. OPTIONS 

 

There are two options for LUPC’s consideration; they are:  
 

1. That the Land Use and Planning Committee direct staff to process the Development 

Variance Permit and Development Permit applications as outlined in the process 

section of this report. 

 

2. That the Land Use and Planning Committee provide staff with alternative feedback. 

 

Staff recommends Option 1   

 

 

 

 

ATTACHMENTS 

 

Attachment 1 Location Map 300 Salter 

Attachment 2 Project Plans 300 Salter 

 

 

This report has been prepared by: 

Jim Hurst, Planner 

 

This report has been reviewed by: 
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Director of Development Services 
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 7/4/2016 

From: Beverly Grieve 

Director of Development Services 

File: REZ00127 

Item #: 48/2016 

Subject: 1002, 1012, 1016 and 1020 Auckland Street:  Proposed Rezoning from 

Light Industrial Mixed Use Districts to a Comprehensive Development 

Zone - Preliminary Report 

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend that staff process this 

rezoning application as outlined in the process section of  this report. 

EXECUTIVE SUMMARY 

An application has been received to rezone the site at 1002, 1012, 1016 and 1020 Auckland 

to allow a residential development with 13 city homes and 80 apartment units in a six storey 

building. The proposed development satisfies the land use and density identified by the 

Official Community Plan and the Lower Twelfth Street Neighbourhood plan. 

Staff has identified two issues that staff will work with the applicant to address prior to 

proceeding with next steps:  

1) the eight storey appearance of the building at the west end of the property needs to be

addressed, by stepping back the building at the upper levels and possibly by

establishing more city homes at west end of the building; and,

2) the parking access off Auckland Street should be removed, keeping the two access

driveways off Quebec Street (the “lane”) due to urban design principles for pedestrian

and cyclist safety and the slope and location of the driveway on Auckland Street.

12
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1. PROPOSAL 

 

This applicant proposes to rezone the site to permit a residential development with 13 

townhouses and 80 apartment units in a six storey building. 
 

2. POLICY AND REGULATIONS  

 

2.1 Official Community Plan Land Use Designation: 

  

The site is designated (RLT) – Residential – Lower Twelfth Street in the Official 

Community Plan. The Plan describes this designation as: 

  

(RLT) Residential – Lower Twelfth Street: this area will contain low and medium 

density multifamily residential units such as townhouses, stacked townhouses, low rise 

and high rise buildings. Depending on the provision of public amenities, a density bonus 

may be provided in order to reach the upper limits of density in this area. This area will 

also contain community amenities such as churches, child care, or community space. 

Small scale local commercial uses such as home based businesses or live/work studios 

may be permitted. 
 

The Lower Twelfth Street Area Plan identifies this site as part of the Auckland Mews 

character area. That area is identified to allow a base density Floor Space Ratio of 1.5 with a 

maximum Floor Space Ratio of 2.5. The application conforms to the Official Community 

Plan Land Use Designation of the site. 

 

2.2 Official Community Plan Development Permit Area Designation: 

 

The site is designated as part of Comprehensive Development Permit Area #1 – Lower 

Twelfth Street. The purpose of this Development Permit Area is: 

 

The Lower Twelfth Street area, identified as Development Permit Area #1 is designated 

for a combination of service commercial and residential uses. The Lower Twelfth Street 

Development Permit Area is intended to encourage a mix of land uses. The existing 

industrial and service commercial land uses will be encouraged and will be compatible 
with proposed residential and commercial land uses also intended for the area. This 

Development Permit Area provides objectives and guidelines for the form and character 

of service commercial and residential development.  

 

The application conforms to the Official Community Plan Development Permit Area 

Designation of the site. 
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2.3 Zoning Bylaw: 

  

The site is zoned Light Industrial Mixed Use Districts (M-5). The purpose of the M-5 zone is 

to allow light industrial and service oriented commercial uses which may or may otherwise 

be inappropriate in a general commercial zone, but are suitable to be located adjacent to 
residential uses. The proposed project requires rezoning.  

 

3. BACKGROUND 

 

3.1 Site Characteristics and Context: 

 

All sites in this area have steep slopes. The subject property has a 21 foot (6.4 metre) slope 

on Tenth Street, a 34 foot (10.4 metre) slope on Auckland Street, a 41 foot (12.5 metre) slope 

on Quebec Street and a 28 foot (8.5 metre) slope on the westerly property line. The slope 

from the highest point at the corner of Tenth Street and Auckland Street to the lowest point 

on the site on Quebec Street at the westerly property line is 61 feet (18.6 metres).  

  

To the north is Kingdom Hall of Jehovah's Witnesses and three houses all zoned Single 

Detached Dwelling Districts (RS-1) and a14 storey multi-family residential building with 97 

units zoned Multiple Dwelling Districts (High Rise) (RM-4).  All properties to the north are 
designated in the Official Community Plan as part of the Brow of the Hill Development 

Permit Area. 

 

To the east is a 19 storey residential building with 108 units zoned Multiple Dwelling 

Districts (High Rise) (RM-4) and a five storey residential building with 39 units zoned 

Multiple Dwelling Districts (Low Rise) (RM-2). All properties to the east are designated in 

the Official Community Plan as part of the Brow of the Hill Development Permit Area. 

 

To the south and west are properties zoned Light Industrial Mixed Use Districts (M-5) and 

developed with light industrial uses. All of these properties are designated in the Official 

Community Plan as (RLT) – Residential – Lower Twelfth Street. 

 

3.2 Project Description: 

  

The project has two distinct sections. The first is a six storey apartment building with three 
levels of parking. The apartment building is sited on the high side of the site so that the front 

door to the apartment building is level with the sidewalk at the mid-point of the Auckland 

Street frontage. On the low side of the site on Quebec Street are 13 city home units. These 

units back against and “cover” most of the parking garage for the project.  

 

On the Auckland Street and Tenth Street sides the apartment building is four to six levels. 

On the Quebec Street side the building is a three level townhouse with the six storey 

apartment building stepped back behind the townhouses. The building presents as eight 
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levels toward the westerly property line. Thus the building would have a height between 36 

feet (11 metres) and 72 feet (22 metres) when viewed from the different streets. If the 

average lot elevation is used then the building height is 74.7 feet (22.8 meters).  

 

3.3 Project Statistics:  
 

Site Area: 34,775 square feet (3,230.7 square metres)  

Proposed Zoning: Comprehensive Development Dwelling Districts 

FSR: 2.48 

Site coverage: 57 % 

Front Yard: Tenth Street   Townhouses – 15 feet (4.6 metres) 

Apartment Building - 20.0 feet (6.1 metres) 

Side Yard: Quebec Street Townhouses – 15 feet (4.6 metres) 

Side Yard: Auckland 

Street  

20.0 feet (6.1 metres) 

Rear Yard: West  Townhouses – 20 feet (6.1 metres) 

Apartment Building – 25 feet (7.6 metres) 

 

3.4 Role of Voluntary Amenity Contribution and Density Bonusing 

 

The Lower Twelfth Street Plan identifies that for projects in this area a base density floor 

space ratio of 1.5 can be achieved. Then an additional amount of floor space may be 

purchased through a density bonus. In this rezoning, a Voluntary Amenity Contribution will 

be determined combining the two methods: 

 

1) For the floor space up to 1.5 FSR: the contribution value would be calculated by 

using a land lift exercise as if the site was rezoned from the existing industrial zone to 

a residential zone with a floor space ratio of 1.5. The value of this portion of the 

Voluntary Amenity Contribution would be determined as part of the review process. 

2) For the floor space between 1.5 FSR and 2.48 FSR: the contribution value would be 

calculated by using section 190.49 of the Zoning Bylaw. That section would value the 

8,450.1 square feet of townhouse floor space at $80.00 per square foot for a total of 

$676,006.40. The 25,629.7 square feet of apartment floor space would be valued at 

$50.00 per square foot for a total of $1,281,485.00. Together, this portion of the 

Voluntary Amenity Contribution would be $1,957,491.40. 
 

The total proposed value for the Voluntary Amenity Contribution would then be: the value 

determined through method (1) plus the value determined through method (2). 
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4. DISCUSSION 

 

4.1 Urban Design 

  
Staff has indicated to the applicant that the eight storey appearance of the building at the 

west end of the property needs to be addressed, by stepping back the building at the upper 

levels and possibly by establishing more city homes at the west end of the building.   

 

The building currently shows three accesses to the parking, one on Auckland Street and two 

on Quebec Street. Staff believes that the two proposed accesses on Quebec Street are 

supportable however the Auckland Street access is an issue due to urban design principles 

for pedestrian and cyclist safety and the slope and location of the driveway on Auckland 

Street, and should be removed.  

 

Staff will work with the applicant to make these revisions prior to the application proceeding 

to the next steps. 

 

4.2 Family Friendly Housing 

 
The City’s Family Friendly Housing Policy requires that 50 % of the units be two and three 
bedroom units, with 10% of the units having three bedrooms. The proposed building 

includes 48 two bedroom or two bedroom plus den apartment units (51.6%), 2 two bedroom 

townhouses (2.2%) and 11 three bedroom townhouses (11.8%). 

 

5. PROCESS 

 

The next steps in the application review process are: 

 

1. LUPC recommendation to initiate the processing of this application. 

2. Staff works with the applicant to explore revisions to the plans addressing the massing 

of the building and the number of access points to the parking. 

3. The project is reviewed by all City Departments. 

4. The project is considered by the New Westminster Design Panel. 

5. The applicant will hold a public meeting and consult with the Brow of the Hill 
Residents’ Association. 

6. The project is considered by the Advisory Planning Commission. 

7. LUPC consideration of rezoning.  

8. LUPC recommendation to Council. 

9. Council consideration of the Zoning Amendment Bylaw.  
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6. OPTIONS 

 

There are two options for LUPC’s consideration; they are:  
 

1. That the Land Use and Planning Committee recommend that staff process this  

rezoning application as outlined in the process section of this report. 

 

2. That the Land Use and Planning Committee provide staff with alternative feedback. 

 

Staff recommends Option 1. 

 

 

 

ATTACHMENTS 

 

Attachment 1 Location Map 

Attachment 2 Project Plans 

 

 
This report has been prepared by: 

Jim Hurst, Planner 

 

This report has been reviewed by: 

Jackie Teed, Manager of Planning    

   

   

   

 

  

Beverly Grieve 

Director of Development Services 
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