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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 7/9/2018 

From: Jackie Teed 

Acting Director of Development 

Services 

File: PAR01247 

Item #: 32/2018 

Subject: 108 Royal Avenue and 74 and 82 First Street: Preliminary Application 

Review for Six-Storey Wood Frame Multiple Unit Residential Building 

and Heritage Revitalization 

RECOMMENDATION 

THAT the Land Use and Planning Committee endorse the staff recommendations 

summarized in the Feedback from LUPC Section in this report and direct staff to 

include that and other feedback from staff and LUPC in the pre-application letter to 

the applicant. 

EXECUTIVE SUMMARY 

The applicant has submitted a pre-application review (PAR) for a six-storey, 68 unit wood 

frame multiple unit residential building and the restoration of a heritage house at 74 First 

Street, 82 First Street and 108 Royal Avenue. The inquiry includes the demolition of two 

single detached homes, the relocation and restoration, through a Heritage Revital ization 

Agreement, of the1890 heritage house on-site (82 First Street) and the construction of the 

multiple unit residential building. 

Should this PAR proceed to a formal application, the proponent would then need to submit 

Heritage Revitalization Agreement and Development Permit applications to facilitate the 

project and a review of the form and character of the proposal in accordance with the 

Downtown Development Permit and Albert Crescent Precinct Design Guidelines. 
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Staff is seeking general feedback as well as specific feedback related to the transition of the 

proposal to its surroundings, the location of the heritage house and the bikeway on Windsor 

Street.  

 

1. PURPOSE 
 

The purpose of this report is to seek preliminary feedback from the Land Use and Planning 

Committee in regards to a pre-application development inquiry for a proposed six-storey 

wood frame multiple unit residential building and Heritage Revitalization Agreement for an 

on-site heritage house prior to the applicant submitting formal Heritage Revitalization 

Agreement and Development Permit applications. 

 

2. POLICY AND REGULATIONS  

 

2.1 Official Community Plan 

 

The subject property is designated Residential – Mid-Rise Apartment. Areas under this 

designation are: 
 

 targeted for residential uses; 

 intended for mid-rise apartments; 

 may also include low rise apartments, townhouses, stacked townhouses, row houses; 

 may include community amenities such as churches, child care, libraries or 
community space; 

 small-scale, corner store type retail, restaurant, and service uses permitted. 
 

The proposed development is consistent with the intent of the Residential – Mid-Rise 

Apartment designation in the Official Community Plan. Should the proponent proceed with a 

formal application, the consistency of this project would be further evaluated against the 

policies of the OCP.  

 

2.2 Development Permit Area 

 

The subject site is within the Downtown Development Permit Area and the Albert Crescent 
Precinct Design Guideline Area. The intent of the Albert Crescent Precinct design guidelines 

is to: 

 

“…guide new development so as to foster a pleasant, primarily residential 

neighbourhood. Attention is given to street relationship in particular while 

additional consideration is given to fostering a built form that will enable 

neighbourhood scale retail, grocers, or cafes in limited locations. The 

guidelines recognize the unique block pattern – in which development sites  

https://www.newwestcity.ca/database/files/library/DPAs___1.2_Ground_Oriented_Housing.pdf
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generally include four “frontages” as opposed to a service laneway.  All 

guidelines focus on primary urban design considerations as opposed to 

building style.”  

 
2.3 Downtown Building and Public Realm Design Guidelines and Master Plan 

 

The Downtown Building and Public Realm Design Guidelines and Master Plan provides 

guidance in achieving a high quality, cohesive Downtown that honours the historical and 

cultural context of New Westminster. This document serves as a toolkit to inform public 

realm improvements both on and off-site within the Downtown area.  

 

The subject site is located within the Albert Crescent Precinct in the Downtown Building and 

Public Realm Design Guidelines. This area is described as follows within the guidelines:  

 

“The Albert Crescent Precinct will maintain its residential character, with some 

mixed-use land uses at its western edge close to Sixth Street. Future improvements 

will aim to enhance the human scale of development, enhancing the pedestrian 
experience and respecting recognized heritage resources. This Precinct will continue 

to provide easy access to a range of amenities and services. It will be served by two 

neighbourhood parks which incorporate active play spaces, and will be connected to 

Queens Park and Westminster Pier Park through enhanced pedestrian connections.” 

 

2.4 Zoning Bylaw  

 

The subject properties are currently zoned Single Detached Residential District (RS-2).  The 

proposed project would not be permissible under the current zoning.  Hence, the applicant 

would apply for a Heritage Revitalization Agreement and Development Permit to renovate 

the heritage home on-site and build the six-storey wood frame apartment building. 

 
2.5 Family-Friendly Housing Bylaw and Design Guidelines   

 

To meet City requirements, the project would need to provide a minimum of 30% two and 

three bedroom units within the proposed development, of which, 10% over the overall 

number of units would need to contain three or more bedrooms.  

 

2.6  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 considered. 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.  
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An HRA is not legally precedent setting as each one is unique to a specific site. Provisions 

for the local government to negotiate an HRA are set out in Section 610 of the Local 

Government Act.   
 

2.7  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.   
 

2.8  Heritage Designation Bylaw 

 

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

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

places long-term legal 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. 

 

2.9  Standards and Guidelines for the Conservation of Historic Places in Canada 

 

Council adopted the Standards and Guidelines for the Conservation of Historic Places in 

Canada in 2008 as a basis for assessing heritage projects within the city.  HRA proposals are 

carefully evaluated against this document by staff to confirm compliance.   

 

3. BACKGROUND 

 

3.1 Site Characteristics and Context 

 

The subject site is located within the Albert Crescent Precinct of Downtown. A site context 

map is attached in Appendix A. The site is surrounded by Royal Avenue to the north, First 

Street to the east and Windsor Street to the west, the latter which acts as a lane. To the south, 
on the remainder of the block, there are single detached homes and duplexes, including 

several designated heritage buildings.  
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Across Royal Avenue from the site at 114 Royal Avenue are townhomes and at 101 Royal 

Avenue are some older three to four storey apartments.  Across First Street at 52 First Street 

are older two to three storey apartments and across Windsor Street at 112 Royal Avenue  is a 

single detached house.  In general, Downtown Community Plan designations in the area are 
for residential uses, with RH (Residential High Rise) across Royal Avenue; Residential Mid 

Rise across First Street; and Residential Low-Rise across Windsor Street and on the 

remainder of the block. 

 

3.2  Proximity to Transit 

 

The property is outside of a five minute walking distance of the SkyTrain (Columbia Street 

Station) and of a Frequent Transit Network. 

 

Transit Service: Project Distance 

SkyTrain Station 

(Columbia Station) 

530 metres / 1,740 ft. 

Frequent Transit Network 

(Sixth Street) 

700 metres / 2,300 ft. 

 

 

4. PROJECT DESCRIPTION 

 

4.1 Project Description  

 

The proposal is comprised of a total of 70 residential units. Of these, 68 are proposed to be 

within the six storey wood frame apartment building and two of the units would be within 

the renovated heritage house. The heritage house at 82 First Street would be re -located  

on-site and renovated and the apartment building would wrap around the heritage house 

while fronting on Royal Avenue, with two parking entrances off of Windsor Street. The 

applicant has proposed a residential density of 2.88 FSR.  

 
The applicant has proposed 84 underground parking spaces which are accessed off of 

Windsor Street for the apartment building. Seven spaces are proposed for visitors.  Also 

proposed are 85 long term bicycle parking spaces and six short term spaces. The preliminary 

drawings package, the statement of significance for the Heritage House and other supporting 

documentation are attached as Appendix B to this report. 

  

A formal submission for this proposal would require Heritage Revitalization Agreement and 

Development Permit applications. 
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4.2 Project Statistics 

Proposed Project Data 

Existing Site Area (gross for 

three parcels) 

2,023 square metres 

(21,780 sq. ft.) 

Floor Space Ratio 

 Overall 2.88 FSR 

(current FSR ranges 

from 0.27 to 0.64) 

Residential Units 70 units 

Off-Street Parking 

 Overall 

 Resident 

 Visitor 

84 spaces 

77 spaces 

7 spaces 

Bicycle Parking 

Long Term 

Short Term 

85 spaces 

6 spaces 

5. DISCUSSION

5.1 Adjacent Development Potential  

In general, the Downtown Community Plan (DCP) contemplates residential development on 

the surrounding lots of varying scale with Residential High Rise across Royal Avenue; 

Residential Mid Rise across First Street; and Residential Low-Rise across Windsor Street 

and on the remainder of the block. At present, most of the surrounding properties are under -

utilized relative to their land use designation and could be expected to redevelop over the 
coming years to a form that would likely be consistent with the proposed project. However, 

it is expected that there would continue to be transition issues between the proposed project 

and the properties on the remainder of this block and those across Windsor Street, given the 

number of heritage properties located in this area: 107/109 Agnes Street (1911) and 101 

Agnes Street are Heritage Designated buildings; the Keary House at 72 First Street (1902), 

112 Royal Avenue (1930), 114 Royal Avenue (1944), and 118 Royal Avenue (1945) are on 

the Heritage Inventory.     

5.2 Design Guidelines and Building Massing 

Development of the proposal would require a development permit application which would 

be reviewed concurrently with the required Heritage Revitalization Agreement application, 
through which the application would be evaluated against the design guidelines within the 

Downtown Community Plan and the Albert Crescent Precinct.  
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The proposed building is a six storey wood frame building which is located on top of a 

parkade structure. The parkade structure would project a full storey above grade on the 

downslope side (south) of the property which would result in a seven storey massing on the 

south side of the property. Careful attention would need to be paid to the design and 
finishing of the exposed parkade to ensure it appears attractive and transitions well to the 

adjacent property and streets. Careful attention would also need to be paid to the setback and 

resulting massing of the building, especially on the more constrained west and south property 

lines. The preliminary drawings include stepping of the building at multiple levels on both 

the west and south elevations as noted in the table below. 

 

Building Level South Setback West Setback 

Parkade 2.29 metres (7.5 feet) 0 feet / 10 feet  (3.05 

metres) 

Floor One 15 feet (4.57 metres) 0 feet / 10 feet  (3.05 

metres) 

Floor Two 15 feet (4.57 metres), with a 

5 foot (1.52 metre) balcony 

projection 

10 feet (3.05 metres) 

Floor Three 15 feet (4.57 metres), with a 

5 foot (1.52 metre) balcony 
projection 

10 feet (3.05 metres) 

Floor Four 20 feet 10 feet  (3.05 metres) 

Floor Five 15 feet (4.57 metres), with a 

5 foot (1.52 metre) balcony 
projection 

15 feet (4.57 metres), with a 

(1.52 metre) 5 foot balcony 
projection  

Floor Six 32.5 feet, with a 5 foot (1.52 

metre) balcony projection 

20 feet, with a 5 foot (1.52 

metre) balcony projection 

 
Given the information submitted for this Pre-application Review, the proposed form and 

massing of the development appears to generally conform to the intent of the guidelines. 

Revisions to massing, siting, height, setbacks and finishes may be required to ensure 

adequate transition to the renovated heritage house on site, as well as to the heritage assets 

surrounding the site, and the street.  Additional revisions may be necessary to enhance the 

location and design of both pedestrian and vehicular entrances to the multi-storey building.  

Should the proponent proceed with a formal application submission, the proposed project 

design would be further reviewed by staff through the development review process, with 

input from the New Westminster Design Panel and Community Heritage Commission (for 

heritage aspects of proposal). 

 

Does the LUPC have feedback in addition to the above-noted comments in regards to 
transition of the proposal to surrounding properties, heritage assets and streets ? 
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5.3  Family-Friendly Housing Bylaw and Design Guidelines   

 

The applicant proposes the following unit mix: 

 

 
  

 

 

 

 

 

 

 

 

 

To meet City requirements, the project would need to provide a minimum of 30% two and 

three bedroom units within the proposed development, of which 10% of the overall number 
of units would need to contain three or more bedrooms. The unit types/sizes within the 

heritage house are unclear at this time; however, as outlined in the table above, the proposed 

number of two and three bedroom units already exceeds the requirements of the  

Family-Friendly Housing Bylaw.  

 

5.4 Windsor Street Bikeway 

 

Previously staff has identified that Windsor Street should serve as a neighbourhood bikeway. 

While the street would provide vehicular access to the parking for this project and the 

properties across Windsor Street, vehicular access to Royal Avenue would be closed.  The 

upper portion of the street right of way would be converted to a plaza with benches and other 

features, while allowing for bike and pedestrian access. It would be expected that this project 
contribute to these related improvements. 

  

Does the LUPC have feedback in regards to  location of the bikeway and the design of 

Windsor Street? 

 

5.6  Heritage Value and House Location 

 

On April 6, 2016 the Community Heritage Commission discussed the development potential 

for the properties being considered in this report. The Commission 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. A Heritage Conservation Plan 

Unit Type Number  

1 BR 3 41.4% 

1 BR+Den 26 

2 BR 24 41.4% 

2 BR+Den 5 

3 BR 6 14.3% 

3BR+Den 4 

Total 68 - 

Heritage House 2 2.9% 
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written by a heritage consultant would be required as part of a formal Heritage Revitalization 

Agreement application for this site, and would need to address all three properties in further 

detail. 

 
The E.M.N. Woods House (1890) at 82 First Street is included in the City’s heritage 

inventory. The project proposes to relocate the house to the south side of the property on 

First Street and to restore the house and convert it to two dwelling units. The applicant has 

included a Statement of Significance with their Pre-application information which is attached 

as Appendix B. The statement of significance has been reviewed by staff and there is merit 

in retaining this building. Should the project move forward, a Heritage Conservation Plan 

would need to be provided with a Heritage Revitalization Agreement. 

 

The proposal re-locates the Woods House away from Royal Avenue and sets it adjacent to 

the other registered or designated heritage houses on the other half of the block. This creates 

a cluster of heritage houses at the southern end of this block and may help with the transition 

of building massing. Moving the house to this location would make the house less visible to 
the public than at its current site. The current design also has the house surrounded by large 

retaining walls, which would need to be carefully designed so as not to negatively impact the 

heritage character and general aesthetic of the site. Staff considers the proposed location to 

be reasonable, with consideration of the above-noted comments.  

 

Does the LUPC have feedback in regards to the proposal to protect one heritage house, and 

its proposed location?  

 

5.4  Townhouse Units 

 

The proposed development has an opportunity to incorporate townhouse style ‘city-home’ 

units around the base of the building fronting Royal Avenue and First Street. These units 
could be accessible from the street. 

 

Staff recommends that the applicant be required to provide ground  oriented townhouse units 

at the base of the building.  

 

5.5  Parking 

 

The units proposed within the multiple unit residential building would require 82 spaces plus 

seven spaces for visitor parking, for a total of 89 spaces. The applicant has proposed 84 

underground parking spaces for the apartment building which would be accessed off of 

Windsor Street. Seven of the spaces are proposed for visitors.  Parking does not appear to be 

provided for the units within the heritage house, which would need to be identified as part of 
a formal submission. Subsequent submissions should consider incentives for parking  
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reductions within the Zoning Bylaw, or provide rationale for a reduction to the required 

parking. Eighty-five long term bicycle parking spaces and six short term spaces are 

proposed. 

   
The parking would be located on two levels below the apartment building with a separate 

entrance to each level off Windsor Street. Given Windsor Street is a proposed bikeway, staff 

considers two accesses to not be reasonable, due to the increased likelihood of 

vehicular/bicycle conflicts. 

 

Staff recommends that the applicant be required to revise the proposal to include a single 

vehicular access to the site from Windsor Street; 

 

Staff recommends that in the formal submission the applicant consider incentives for parking 

reduction within the Zoning Bylaw, and be required to identify parking for the heritage 

house units. 

 
5.6  Tree Protection and Replacement 

 

There are a number of mature trees on the subject sites which would need to  be considered 

through a Tree Permit application. The arborist report received with the initial application 

has indicated that twenty-three of the twenty-five trees (92%) would require removal based 

on the proposed development proposal. Further discussion with City arboriculture staff 

would be necessary as part of a formal application; however there is the possibility of 

considering revisions to the underground parking structure to preserve trees that are suitable 

candidates for retention along the edges of the property.  

 

Staff recommends that the applicant be encouraged to revise the design to retain as many 

trees as possible that are suitable for retention, especially around the perimeter of the site.  
 

5.7  First Street as a Park Street 

 

The Downtown Building and Public Realm Design Guidelines refer to First Street as a park 

street and call for there to be a ‘Bump Out Park’ in this location. A Bump Out Park is an 

intervention that increases green space along Street Parks. By converting a minimum of two  
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parallel parking spots into green space, an existing green boulevard is extended. In many 

places, this space can function as a rain garden, due to the sloping of a typical road crown 

and can provide seating as a resting place for navigating a steep slope. Some examples are  

 
illustrated below: 

  

 

Staff considers this project a reasonable candidate for providing the Bump Out Park, as this 

site is the only likely development site along the west side of this block of First Street. Staff 

would review the off-site requirements, including the provision of a Bump Out Park, in more 

detail with the submission of a formal application. 

 
Staff recommends that the applicant be advised that a Bump Out Park may be required as 

part of their application, and that staff would further review the off-site requirements, 

including the provision of a park, in more detail with the submission of a formal application.  

 

6. CONSULTATION  

 

Should the proponent proceed with a formal application, they would be required to undertake 

public engagement as per the City’s process for Development Permit and Heritage 

Revitalization Agreement applications which includes a presentation to the Downtown 

Residents’ Association, a developer-led Open House, and presentation to City Committees 

(New Westminster Design Panel, Community Heritage Commission, Advisory Planning 

Commission).  

 
7. REVIEW PROCESS  

 

Feedback from the LUPC will be incorporated into a formal Pre-application Review Letter 

which would be provided to the applicant. The Pre-application letter would also outline the 

application requirements from other City departments.   
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8. INTERDEPARTMENTAL LIAISON 

 

The City has a project-based team approach for reviewing development applications. A staff-

led project team has conducted an initial review of the proposal.  

 
9. FEEDBACK FROM LAND USE AND PLANNING COMMITTEE (LUPC) 

 

Staff is seeking feedback from the LUPC on the following:  

 

1) Does the LUPC have feedback in addition to the above-noted comments in regards to 

transition of the proposal to surrounding properties, heritage assets and streets? 

 

2) Does the LUPC have feedback in regards to the proposal to protect one heritage house, 

and its proposed location?  

 

3) Does the LUPC have feedback in regards to  location of the bikeway and the design of 

Windsor Street? 

 

In addition, staff is seeking support from LUPC on the following staff recommendations:  

 
4) Staff recommends that the applicant be required to revise the proposal to include a single 

vehicular access to the site from Windsor Street; 

 

5) Staff recommends that the applicant be required to provide ground oriented townhouse 

units at the base of the building.  

 

6) Staff recommends that in the formal submission the applicant consider incentives for 

parking reduction within the Zoning Bylaw, and be required to identify parking  for the 

heritage house units. 

 

7) Staff recommends that the applicant be encouraged to revise the design to retain as many 

trees as possible that are suitable for retention, especially around the perimeter of the 

site. 
 

8) Staff recommends that the applicant be advised that a Bump Out Park may be required as 

part of their application, and that staff would further review the off -site requirements, 

including the provision of a park, in more detail with the submission of a formal 

application. 
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10. OPTIONS 

 

The following options are offered for consideration of the LUPC: 

 

1. That the Land Use and Planning Committee endorse the staff recommendations 
summarized in the Feedback from LUPC Section in this report and direct staff to include 

that and other feedback from staff and LUPC in the pre-application letter to the 

applicant; or 

 

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

 

Staff recommends Option 1. 

 

 

 

ATTACHMENTS 

 

Appendix A: Site Context Map 
Appendix B: Proposed Plans and Statement of Significance 
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Statement of Significance 

82 First Street, New Westminster, BC 

E. M. N. Woods House ~ 1890 

Elana Zysblat, CAHP :: Ance Building Services :: November 2017  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Dickinson was the daughter of New Westminster Mayor Robert Dickinson whom the nearby Dickinson 

Street is named for.  

The E. M. N. Woods House is important as an example of one of approximately two dozen buildings 

generated by the brief partnership between two prolific architects in 1890 and 1891 - Samuel Maclure 

and Charles Clow. New Westminster-born architect Samuel Maclure, who is considered the leading 

residential architect in British Columbia in the early twentieth century, had just begun his distinguished 

career when he designed the E. M. N. Woods House in 1890. Shortly after the subject house 

construction, Maclure moved on to work in Victoria and then Vancouver where he left an invaluable 

built heritage legacy. Charles Clow began his practice in New Westminster in 1887 and remained 

active in the area for close to 30 years, especially while New Westminster was rebuilt after the fire of 

1898.   

The building’s elaborate display of the Victorian English Arts & Crafts style expresses an elite 

architectural trend of the late 1880s and early 1890s and is today valued as the oldest surviving 

building on this block. 

The flat-roofed apartment addition attached to the side of the house was constructed in 1958 during a 

time when the neighbourhood shifted towards rental units and the house was adapted as a multi-

family rental property for working-class families - its continuous use for the last six decades. 

Character-Defining Elements 

• continuous residential use since 1890 

• continuous residential rental use since 1958 

• location on First Street at the corner of Royal Avenue, with views towards the Fraser River 

• residential form and scale as expressed in its cross plan, and one and one-half storeys plus 

basement height 

• wood-frame construction 

• complex, intersecting gabled roof design with hip dormers on two sides  

• projecting front porch with columns and brackets 

• evidence of porch extending across the front and around the north side of the house, now 

enclosed 

• half-timbered, stuccoed gables with decorative bargeboards 

• gable ornaments 

• original 6-panelled wood front door and decorative leaded sidelights with wood trim  

• decorative leaded casement window with transom on the north side of the house, main floor 

• divided-light wood windows in upper storey 

• corbeled brick chimney shaft with decorative Victorian brickwork 

_________________________________________________________________________ 
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Historic Brief 

Although parks and public plazas were allocated 

in New Westminster’s first plan drawn by the 

Royal Engineers in the early 1860s, there was 

almost no development beyond the Royal City’s 

original northern boundary of Royal Avenue until 

the 1880s.  

The announcement of the arrival of the CPR to 

Vancouver, with a branch l ine to New 

Westminster caused a huge building boom 

between 1887-1898, transforming the small 

town into a real city.  

At the time this map (right) was drawn in 1892, 

New Westminster had not only a train station 

but a streetcar system, electric street lights,  and 

expanded boundaries well beyond Royal 

Avenue to include suburbs such as Queen’s 

Park, Sapperton and Queensborough. Queen’s 

Park was refined and designed with public 

gardens, walkways and sports fields.  

It was during this Victorian-era growth and 

investments in infrastructure that residential 

development really began in the streets around 

Queen’s Park which would become a 

neighbourhood named after the park. 

Numerous late 1880s and early 1890s grand 

homes were built in the Queen’s Park 

neighbourhood, establishing its reputation as a prestigious area located at a commanding distance 

from the industrial riverfront and busy downtown core. The subject house is directly linked to this 

development period. 

The blocks in the vicinity of the subject house (marked in red) were already subdivided at this time as 

they were located on to the streetcar line which came from downtown along Columbia, Leopold, 

Royal, Park Row, up 1st Street, 3rd Avenue, Pine Street, 4th Avenue and then out along 6th Street. 

Another high-end residence surviving on this block of First Street is that of Mayor Keary (72 First Street 

- 1902). 

After the devastating fire of 1898, which burned down much of downtown New Westminster between 

Tenth and Fourth Streets, another 12-year growth spurt commenced in the city. Specific improvements 

to Queen’s Park were sparked by the 1905 Canadian National Exhibition held in the park, for which 

_________________________________________________________________________ 
Ance Building Services   ::  739 Campbell Avenue, Vancouver BC V6A 3K7  tel:  604.722.3074   ::   Page !4

City of New Westminster map, by R.J. Williams, Ottawa. 1892. 


source: City of Vancouver Archives Map 617
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new exhibition buildings were constructed. Paving and concrete sidewalks introduced to the 

neighbourhood in 1906 and by 1913 the number of homes in Queen’s Park had doubled. 

The population of the city grew over the decades putting pressure on single-family dwellings in the 

downtown area. After World War II, a city-wide housing shortage brought expansion to new 

neighbourhoods, but also sparked the replacement of most downtown houses with low-rise apartment 

buildings in the 1950s. In the case of the subject property, mid-century development was introduced 

as an addition to the house and a layer of 1950s stucco was applied to both buildings to join them 

aesthetically. Low-rise mid-century apartment buildings dominate the streetscape character of this 

eastern part of the downtown neighbourhood today, leaving early single-family dwellings as rare, often 

isolated scenario. The subject block is unique in that is has several single-family homes surviving on it. 

Research Findings 

Civic address: 82 First Street, New Westminster BC (Originally Park Lane and then St. Anne’s Street) 

Legal description: LOT C, BLOCK 32, PLAN NWP12722 GROUP 1 

Date of construction: 1890 (New Westminster CityViews permit database) 

Builder: W. D. Purdy (New Westminster Heritage Inventory for Albert Crescent) 

Architects: Maclure & Clow (Daily Columbian newspaper, Dec 31 1890, pg 4) 

Original owners and residents: Edward Montague Nelson Woods & Emily Sophia Dickinson 

Residents at 318 Fifth Street 

1891 - 1899 - Edward Montague Nelson Woods (Barrister) & Emily Sophia Dickinson 

1904 - 1906 - R. H. Gordon (insurance Agent) 

1908 - 1950 - Cliff J. W. (postmaster) & Jessie Duncan Lord 

1951 - 1990 - George A. (Welder at Marathon Machinery) & Sylvia Levers* 

*The Levers built the 1958 rental addition. 

_________________________________________________________________________ 
Ance Building Services   ::  739 Campbell Avenue, Vancouver BC V6A 3K7  tel:  604.722.3074   ::   Page !5



Statement of Significance   ::   82 First St. New Westminster, BC    ::   November  2017

Research Resources  

Ancestry.ca - historic genealogical documents for Woods, Dickinson and Lord and families  

BC and National Archives 

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

baptisms (1836-1888). Archival photographs. Government of Canada Censuses for BC  

City of New Westminster 

Building permit records - CityViews database, City of New Westminster. Barman, Burton & Cook. 2009. Queen’s 

Park Historical Context Statement prepared for the City of New Westminster. 

New Westminster Archives 

Archival photographs 

New Westminster Public Library 

Historic directories, Fire insurance maps, Municipal Voters Lists 

Columbian Daily newspaper - 1880s-1890s 

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

Was. Dundurn. pages 46-47 

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.  

Roy, Patricia E. 1989. A White Man’s Province: BC Politicians and Chinese and Japanese Immigrants 1858-1914. 

UBC Press. pages 111-112  

Vancouver Daily World Newspaper. various archival editions 1888-1924 

Vancouver Archives and Vancouver Public Library - archival photographs 

Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster. Heritage House. 
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Current Photographs 
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southeast corner view

front (east) view
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northeast corner view

side (north) view
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northwest corner view

rear (west) view
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