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COUNCIL IN COMMITTEE OF THE WHOLE 

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

August 25, 2014 at 10:00 a.m. 

Council Chamber, City Hall 

AGENDA 

Call to order. 

10:00 AM 

HEARING 

1. Appeal Chauffeur Permit Denial (Mr. Gi ll)

2. Appeal of Chauffeur Permit Denial (Mr. Kanda)

ADJOURNMENT 

3. MOTION to adjourn the Council in Committee of the Whole and proceed to the

closed meeting in Committee Room 2.

3:00 PM 

RECONVENE TO COMMITTEE OF THE WHOLE 

4. MOTION to reconvene to Committee of the Whole at 3:00 p.m. in the Council

Chamber.

ADDITIONS / DELETIONS TO THE AGENDA 

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

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

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

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

For ON TABLE Additions see Item 17 in Part 2

http://www.newwestcity.ca/
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The Consent Agenda - Council members may adopt in one motion all recommendations 

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

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

or declaring a conflict of interest with an item. 

 
MOTION to remove items from the Consent Agenda. 

 
MOTION to approve the recommendations for items remaining in the Consent 

Agenda. 

  

ADOPTION OF MINUTES 

 

5.  MOTION to approve the minutes of the Committee of the Whole meetings held: 

 a. June 23, 2014 

 b. July 7, 2014 

 

PRESENTATIONS 

 

6.  No Items 

 

UNFINISHED BUSINESS 

 

7. No Items 

 

REPORTS FOR ACTION 

 

8. No Items 

 

CONSENT AGENDA 

 

Director of Development Services 

 

9.  709 Cumberland Street Heritage Revitalization Agreement & Heritage 

Designation Bylaws for First and Second Readings  

 

10. 101 Third Street Heritage Designation Bylaw No. 7708, 2014 for First and 

Second Readings 

 

11. Proposed Rezoning of 1026 Cornwall St. from (RS-2) to (RS-5) to Permit 

Subdivision into 2 Lots – First and Second Reading Report 
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12. Zoning Amendment Bylaw to Zone Unzoned Properties at 1005 Ewen Avenue 

and 1050 Boyd Street – Bylaw for First and Second Readings 

 

13. The proposed Rezoning of 728 and 734 Ewen Avenue and Dedication of a 

Portion of 220 Campbell Street in Order to Allow a 37 Unit Townhouse 

Development - Bylaw for First and Second Readings 

 

14. The Proposed Rezoning of 746 Ewen Avenue in Order to Allow the 

Development of 30 Townhouse Units and 2 Units in the Restored Heritage 

House - Bylaw for First and Second Readings 

 

15. Development Variance Permit No. DVP00579 Amendment No. 001 to Vary 

Sign Bylaw Requirements at 485 E Columbia Street 

 

16. Development Variance Permit No. DVP00575 to vary Sign Bylaw 

Requirements at 610 Sixth Street for Walmart 

 

17. 188 Wood (formerly 702 Salter) Heritage Revitalization Agreement & 

Heritage Designation for First & Second Readings 

 

18. Proposed Temporary Use Permit for 502 Twentieth Street 

 

19. Consideration of Development Permit and Development Variance Permit 

applications for 418 Thirteenth Street to allow construction of a 13 unit 

residential development 

 

Director of Engineering Services  

 

20. Summary report on the Climate Smart program in New Westminster 

 

Director of Legislative Services 

 

21. Candidate Profiles and Election Activities Update 

 

Committee Recommendations 

 

22. Access Ability Advisory Committee:  Contribution of up to $1000 to Assist in 

Access Ability Advisory Committee YouTube Video Project 

 

ITEMS REMOVED FROM THE CONSENT AGENDA 
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CORRESPONDENCE 

 

23. Correspondence for Information 

Motion to receive the following correspondence: 

 

a) Greater Vancouver Regional Steering Committee on Homelessness letter 

dated August 1, 2014 regarding Metro Vancouver's 9th Annual 

Homelessness Action Week 

 

b) Metro Vancouver letter dated July 9, 2014 regarding 2014 Report on 

Regional Air Quality 

 

c) Metro Vancouver letter dated July 14, 2014 regarding Metro Vancouver 

2040:  Shaping our Future Amendment Request from the City of Port 
Moody 

 

d) Metro Vancouver letter dated June 30, 2014 regarding Metro Vancouver 

2040: Shaping Our Future Amendment Request from the City of Surrey 

 

e) Petition received July 28, 2014 proposing a change in route for the 410 bus  

 

f) Ministry of Children and Family Development letter dated July 18, 2014 

regarding the development of a Social Policy Framework 

 

g) Ministry of Justice letter dated July 7, 2014 regarding increasing utilization 

and enforcement of the Westray Criminal Code amendments 

 

h) Ministry of Community, Sport and Cultural Development letter dated June 

26, 2014 medical marihuana production in British Columbia 
 

NEW BUSINESS 

 

ADJOURNMENT 
 

 



Agenda Item 341/2014 

R E P O R T  
Development Services 

To: Mayor Wright and Members of Council 

Committee of the Whole  Meeting 

Date: 8/25/2014 

From: Beverly Grieve 

Director of Development Services 

File: 

Report #: 341/2014 

Subject: Appeal Chauffeur Permit Denial  

RECOMMENDATION: 

THAT this report be received for information as part of a statutory appeal 

pursuant to Section 36 (7) of the Motor Vehicle Act.  

PURPOSE 

The purpose of this report is to inform City Council of an appeal of the New Westminster 

Police Department’s decision to deny the renewal of Mr. Manjit Gill’s Chauffeur’s 
Permit.   

BACKGROUND 

Mr. Manjit Gill has been a taxi operator for 10 years in the lower mainland.  The New 

Westminster Police Department recently denied Mr. Gill’s application to renew his

Chauffeur’s Permit because of two Delta Police Department files related to inappropriate 
behavior with female passengers.  Mr. Gill, through his legal counsel, has appealed the 

Police Departments’ decision to City Council. Staff have subsequently arranged a

Hearing whereby Council may consider this matter.  

Mr. Gill and his legal counsel as well as the New Westminster Police Department have 

been given copies of this report and invited to make representations to City Council when 

this matter is considered.     

1.
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EXISTING POLICY 

 

Pursuant to Commercial Vehicle Bylaw No. 5789, 1988, all taxi drivers operating in the 

City must have a valid Chauffeur’s Permit. The Bylaw authorizes the Chief Constable or 
his designate to issue and refuse Chauffeur’s Permits. Section 8 of the Bylaw specifies 
that the Chief Constable may refuse to issue a Chauffeur’s Permit if the applicant does 
not have the required training, language skills, knowledge of the City or is unfit because 

of his use or dealing with intoxicants/narcotics, by his involvement in criminal activity or 

for any other reason. 

 

Section 36 (7) of the Motor Vehicle Act states that where a Chauffeur’s Permit is denied, 
the applicant may appeal the matter to City Council and the decision of Council is final.  

 

ANALYSIS 

 

In a letter dated April 24, 2014 the New Westminster Police Department advised Mr. Gill 

his application for a chauffeur’s permit was declined – see Attachment A.  Mr. Gill’s legal 
counsel responded by letter May 1, 2014 requesting the decision to deny be overturned - 

see Attachment B. 
 

A subsequent letter dated May 30, 2014 was sent by the New Westminster Police 

department providing more details about the information considered during the review 

process – see Attachment C.  Mr. Gill’s legal counsel responded by letter dated June 24, 
2014 – see Attachment D.  The City Solicitor responded to this letter the following day – 

see Attachment E.     

 

The Police Department have provided a report regarding the decision to deny Mr. Gill’s 
application for a Chauffeur’s Permit – see Attachment F. A representative of the New 

Westminster Police Department will be present when this matter is considered to answer 

any questions Council may have regarding the New Westminster Police Department’s 
decision. 

 

OPTIONS 

 

1. Receive the Report for Information. 

 

Staff recommends this report be received for information as part of a statutory appeal 

pursuant to Section 36(7) of the Motor Vehicle Act. 

 

2. Decision Regarding Chauffeur’s Permit Appeal. 
 

After receiving and considering all information submitted by the applicant and the Police 

Service, Council will need to make a separate motion regarding their decision regarding 

the appeal of the Chauffeur’s Permit.  
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INTERDEPARTMENTAL LIAISON 

 

The City Solicitors were consulted in preparing this report.  

 

 

 

 

ATTACHMENTS: 

 

Attachment A: Correspondence from NWPD April 24, 2014. 

Attachment B: Correspondence from Applicant's Legal Counsel May 1, 2014. 

Attachment C: Correspondence from NWPD May 30, 3014 

Attachment D: Correspondence from Applicant's Legal Counsel June 24, 2014 

Attachment E: Correspndence from City Solictor June 25, 2014 

Attachment F: Police Report 

 

 

Original Signed by: 

 

 

 Original Signed by: 

Kim Deighton 

Bylaw Officer 

 

 Veronika Metchie 

Acting Manager of Licensing and 

Integrated Services 

 

 

  Approved for Presentation to Council 

   

 

 

 

For: 

Beverly Grieve 

Director of Development Services 

 Lisa Spitale 

Chief Administrative Officer 

 

 

 

 

 



















































Agenda Item 340/2014 

R E P O R T  
Development Services 

To: Mayor Wright and Members of Council 

Committee of the Whole  Meeting 

Date: 8/25/2014 

From: Beverly Grieve 

Director of Development Services 

File: 

Report #: 340/2014 

Subject: Appeal of Chauffeur Permit Denial  

RECOMMENDATION: 

THAT this report be received for information as part of a statutory appeal 

pursuant to Section 36 (7) of the Motor Vehicle Act. 

PURPOSE 

The purpose of this report is to inform City Council of an appeal of New Westminster 

Police Department’s decision to deny the renewal of Mr. Shiv Kanda’s Chauffeur’s 
Permit.   

BACKGROUND 

Mr. Kanda is an operator of a local taxi. The New Westminster Police Department 

recently denied Mr. Kanda’s application to renew his Chauffeur’s Permit due to 90 day

driving prohibition he received in September 2013. Mr. Kanda has appealed the Police 

Department’s decision to City Council. Staff have subsequently arranged a Hearing 
whereby Council may consider this matter.  

Mr. Kanda as well as the New Westminster Police Department have been given copies of 

this report and invited to make representations to City Council when this matter is 

considered.     

EXISTING POLICY 

Pursuant to Commercial Vehicle Bylaw No. 5789, 1988, all taxi drivers operating in the 

City must have a valid Chauffeur’s Permit. The Bylaw authorizes the Chief Constable or 

2.
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his designate to issue and refuse Chauffeur’s Permits. Section 8 of the Bylaw specifies 
that the Chief Constable may refuse to issue a Chauffeur’s Permit if the applicant does 

not have the required training, language skills, knowledge of the City or is unfit because 

of his use or dealing with intoxicants/narcotics or his involvement with criminal 

activities. 

 
Section 36 (7) of the Motor Vehicle Act states that where a Chauffeur’s Permit is denied, 
the applicant may appeal the matter to City Council and the decision of Council is final.  

 

ANALYSIS 

 
In a letter dated May 29, 2014 the New Westminster Police Department advised Mr. 

Kanda his application for a chauffeur’s permit was declined – see Attachment A. Mr. 

Kanda responded by letter on June 12, 2014 requesting  to appeal the decision – see 

Attachment B.  The City Solicitor responded with a letter dated June 25, 2014 – see 

Attachment C.  

 

The New Westminster Police Department have provided a report regarding the decision 

to deny Mr. Kanda’s application for a Chauffeur Permit – see Attachment D.  A 

representative of the New Westminster Police Department will be present when this 

matter is considered to answer any questions Council may have regarding the New 

Westminster Police Department’s decision. 
 

OPTIONS 

 

1. Receive the Report for Information. 
 

Staff recommends this report be received for information as part of a statutory appeal 

pursuant to Section 36(7) of the Motor Vehicle Act. 

 

2. Decision Regarding Chauffeur’s Permit Appeal. 
 

After receiving and considering all information submitted by the applicant and the Police 

Service, Council will need to make a separate motion regarding their decision regarding 

the appeal of the Chauffeur’s Permit.  
 

INTERDEPARTMENTAL LIAISON 

 

The City Solicitors were consulted in preparing this report.  
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ATTACHMENTS: 

 

Attachment A: Correspondence from NWPD May 29, 2014 

Attachment B: Correspondence from Applicant June 12, 2014 
Attachment D: NWPD Police Report 

Attachment C: Correspondence from City Solictor June 25, 2014 

 

 

 

Original Signed by: 

 

 

 Original Signed by: 

Kim Deighton 

Bylaw Officer 

 Veronika Metchie 

Acting Manager of Licensing and 

Integrated Services 

 

 

  Approved for Presentation to Council 

 

   

 

 

 
For: 

Beverly Grieve 

Director of Development Services 

 Lisa Spitale 

Chief Administrative Officer 
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COUNCIL IN COMMITTEE OF THE WHOLE 

June 23, 2014 at 3:00 – 4:45 p.m.
Council Chamber, City Hall 

MINUTES 
PRESENT: 

Mayor Wayne Wright 
Councillor Jonathan Coté 

Councillor Bill Harper 
Councillor Jaimie McEvoy 
Councillor Betty McIntosh 

Councillor Chuck Puchmayr 
Councillor Lorrie Williams 

STAFF: 
Ms. Lisa Spitale  - Chief Administrative Officer 

Ms. Jan Gibson  - Acting Corporate Officer/Director of Legislative Services 
Mr. G. Dean Gibson  - Director of Parks, Culture and Recreation 

Mr. Gary Holowatiuk - Director of Finance & Information Technology 
Mr. Jim Lowrie  - Director of Engineering Services 
Ms. Bev Grieve  - Director of Development Services 

Mr. Alvin Chok - Chief Information Officer 
Ms. Stephanie Lam  - Council and Committee Clerk 

GUESTS: 
Paul West - Rhyzome Networks 

The meeting was called to order at 3:33 p.m.

ADDITIONS / DELETIONS TO THE AGENDA 

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

MOVED and SECONDED 

THAT the agenda be amended by:  Adding new item 18 – Anvil Centre Café Lease

AND THAT the agenda be approved, as amended. 

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

5a.
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The Consent Agenda - Council members may adopt in one motion all recommendations 

appearing on the Consent Agenda or, prior to the vote, request an item be removed from the 
Consent Agenda for debate or discussion, voting in opposition to a recommendation, or declaring 
a conflict of interest with an item. 

 

MOVED and SECONDED 

THAT items 6, 10, 13, 15 and 16  be removed from the consent agenda. 
CARRIED. 

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

 

MOVED and SECONDED 

THAT the remaining consent agenda items be approved. 

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

 

ADOPTION OF MINUTES 

 
1.  No Items 
 

PRESENTATIONS 

 

2.  Intelligent City Strategic Plan 
 a.   Staff Report, Intelligent City Advisory Committee 
 b.  Presentation, Paul West, Rhyzome Networks 

 
Councillor Harper, Co-Chair of the Intelligent City Advisory Committee, 

introduced Paul West, Rhyzome Networks, who provided a PowerPoint 
presentation regarding an Intelligent City Strategic Plan. 
 

Mr. West provided examples of cities that have developed an Intelligent City 
Strategic Plan, and spoke to the benefits of engaging in the planning process. 

 
Following the presentation, discussion ensued and the following comments were 
noted: 

  The City has established a Digital Inclusion Sub-Committee, and the 

Committee is working to understand what other municipalities have 
implemented in terms of digital inclusion. It was noted that Riverside, 
California, has provided approximately 5000 computers, with training, to 

their community;  New developers are constructing fiber into their buildings in order to keep 

the infrastructure current;  Innovation centers and programs providing an opportunity for technology 

projects to develop into businesses and opportunities. It was noted that 
Innovation Centers have become an economic driver in the digital world; 
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 Becoming an intelligent city will provide the community with innovative 

opportunities;  The Ministry of Education has been working to coordinate the inclusion of 

a fiber network with respect to constructing new schools. 
 
Alvin Chok, Chief Information Officer, spoke to the City’s work in participating 
in the Intelligent City Forum, noting that submitting an application could provide 
New Westminster with recognition as one of the “Smart 21 Intelligent 
Communities”. 
 
Council thanked the Committee, staff, and Mr. West for their presentation and 

suggested that organizations, such as Douglas College, Sapperton Green, and the 
Justice Institute, be engaged in the planning process as they could act as a hub to 

attract others to New Westminster. 
 
Discussion continued, and members of Council expressed concerns that the 

implementation of an Intelligent City strategic plan could provide pressures to the 
2014 budget, noting that funds have already been allocated and approved for the 

year. It was suggested that staff report back to Council with a financial plan for 
the upcoming 2014-2015 year that would allow for the implementation of 
recommendations as outlined in the Intelligent City Strategic Plan. 

 
MOVED and SECONDED 

THAT Council approves the City of New Westminster Intelligent City Strategic 

Plan. 

 

WHEREAS the implementation of the Intelligent City Strategic Plan requires a 

budget for work needed to accomplish its goals; 

 

THAT the staff report back to Council with a financial plan for the years 2014-

2015 that will allow for implementation of the recommendations as outlined in the 

Intelligent City Strategic Plan. 

CARRIED. 

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

UNFINISHED BUSINESS 
 

3. No Items 
 

REPORTS FOR ACTION 
 

4. No Items 
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CONSENT AGENDA 
 

Chief Administrative Officer  

 
5. Anvil Centre Opening Ceremony Save the Date 
 

MOVED and SECONDED 
THAT Council endorse the Anvil Centre Community Open House plans as outlined in this 

staff report. 

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

 
7. Fraser Surrey Docks Proposed Coal Facility Independent Intergovernmental 

Review Committee Update 
 

MOVED and SECONDED 

THAT Council direct staff to continue working with the Independent Intergovernmental 

Review Committee and Port Metro Vancouver to resolve outstanding City concerns over 

health and environmental issues related to the Fraser Surrey Docks Proposed Direct 

Transfer Coal Facility. 

CARRIED. 

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

Director of Development Services 
 
8. 101 Third Street (Urban Academy) Heritage Revitalization Agreement and 228 

Manitoba Street Official Community Plan Amendment - Preliminary Report 
 

MOVED and SECONDED 
THAT Council direct staff to proceed with the application process outlined in this report 

with consideration given to the preliminary issues identified to date. 

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

 
9. Starlight Casino, 350 Gifford Street Application to Extend the Hours of Liquor 

Service and Application to Operate a Licensed Patio 

 
MOVED and SECONDED 

THAT the following resolution be approved: 

 

WHEREAS New Westminster City Council considered a staff report regarding an 

application from Gateway Casinos and Entertainment Limited dba Match Eatery and 

Public House located at 351 Gifford Street to allow extended hours of liquor service to 

2:00 AM seven days per week in its Food Primary Liquor establishment; 
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WHEREAS New Westminster City Council considered a staff report regarding an 

application from Gateway Casinos and Entertainment Limited dba Match Eatery and 

Public House located at 351 Gifford Street to permit a licensed patio to be included in its 

Liquor Primary Liquor establishment; 

 

WHEREAS the applicant placed signage in front of the business for 30 days and 

newspaper notices providing details regarding the applications inviting the public to 

submit comments to the City;  

 

WHEREAS the City did not receive any correspondence expressing concerns regarding 

the applications; 

 

WHEREAS the New Westminster Police Department do not oppose the applications; 

 

WHEREAS the establishment has ample parking in close proximity to the establishments 

and the nearest residences are almost a quarter of a mile away, noise emanating from the 

patios and/or dispersal noise at closing is not expected to negatively impact local 

residents; 

  

THEREFORE BE IT RESOLVED: 

 

THAT New Westminster City Council approves the application from Gateway Casinos 

and Entertainment Limited to extend its hours of liquor service to 2:00 AM seven days 

per week in its Food Primary establishment and, 

 

THAT New Westminster City Council approves the application from Gateway Casinos 

and Entertainment Limited to operate a 63 seat licensed patio in its Liquor Primary 

establishment operating until 2:00 AM. 
CARRIED. 

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

11. Metro Vancouver Regional Growth Strategy Amendment for Pitt Meadows 
 

MOVED and SECONDED 

THAT Metro Vancouver be advised that the City of New Westminster has 

no concerns with the proposed amendments to the Regional Growth Strategy (Metro 

2040). 

CARRIED. 
All members of Council present voted in favour of the motion. 
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Director of Finance and Information Technology 

 
12. Overview of the Proposed 2015 Budget Process 
 

MOVED and SECONDED 
THAT Council receive this report for information; and 

 

THAT Council supports the budget directives and 2015 budget calendar 
CARRIED. 

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

Director of Legislative Service 
 
14. Amendment to Schedule of Regular Council Meetings 

 
MOVED and SECONDED 

THAT the start time of the Regular meeting of Council scheduled for Monday,  

July 7, 2014 be changed to 6:00 p.m. 

CARRIED. 

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

ITEMS REMOVED FROM THE CONSENT AGENDA 

  
6. Wait for Me Daddy Save the Date 

 
This item was tabled to the June 23, 2014 Regular Council meeting. 

 
10. Proposed Official Community Plan Amendment and Development of 

Neighbourhood Plan for 97 Braid Street (Sapperton Green) 

 
Members of Council expressed concerns with respect to the ratio of employment to 

residential uses within the proposed development, and requested that further analysis be 
conducted to find a balance. Discussion ensued, and members of Council suggested that 
the proposed site could be one of the few remaining employment generating parcels of 

land within the City. 
 

It was noted that many families and children could reside in the proposed development, 
and concerns were expressed with respect to where the students would attend school due 
to the closure of Hume Park Elementary School. With existing schools being renovated to 

the land’s capacity, it was suggested that the School District consider how new residential 
developments, such as the proposed application, will impact the education of children in 

the neighbourhood. 
 
Discussion continued, and Bev Grieve, Director of Development Services, provided the 

following information in response to questions and comments of Council: 
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 The Proponent is working at finding solutions to address the existing and potential 

traffic issues surrounding the development;  The staff report dated June 23, 2014 recommends that further consultation be 

conducted with respect to the proposal and to bring forward the comments for 
Council’s consideration in the form of an official bylaw amendment;  Moving forward, staff to investigate future demand for employment lands as the 

proponent moves to community consultation;  Staff will request a status update regarding the historic trains located at the 

proposed site. 
 

Members of Council referred to a seminar provided at the Lower Mainland Local 
Government Association conference where the speaker cautioned municipalities with 

respect to building additional retail in municipalities, noting that many companies are 
providing work-from-home employment opportunities to save on the overhead costs. 
 

MOVED and SECONDED 
THAT Council endorse the draft Neighbourhood Plan for the proposed Sapperton Green 

neighbourhood as the basis for receiving community input on potential amendments to 

the Official Community Plan to allow for future development at 97 Braid Street, as 

outlined in the report dated June 23, 2014; and 

 

THAT Council direct staff to proceed to the next stage of public consultation on the draft 

Neighbourhood Plan for the proposed Sapperton Green neighbourhood as the basis for a 

potential amendments to the Official Community Plan to allow for future development at 

97 Braid Street.  

 

THAT the City work with the Developer to explore opportunities to increase the 

employment to residential ratio and to report the findings to Council prior to 

commencing the Official Community Plan Amendment process. 

CARRIED. 

Councillor McIntosh voted in opposition. 
 

13. 2014-2024 Community Works Fund Agreement 
 

This item was tabled to the June 23, 2014 Regular Council meeting. 

 
Director of Parks, Culture and Recreation 

 
15. Westminster Pier Park Timber Wharf Interim Use Design (On Table) 
 

This item was tabled to the June 23, 2014 Regular Council meeting. 
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Committee Recommendations 

 
16. Community and Social Issues Committee:  Southwest BC BioRegional Foods 
 

This item was tabled to the June 23, 2014 Regular Council meeting. 
 

CORRESPONDENCE 

 
17. No Items 

 

NEW BUSINESS 
 

18. Anvil Centre Café Lease (On Table) 
 

This item was tabled to the June 23, 2014 Regular Council meeting. 
 

ADJOURNMENT 

 
ON MOTION, the meeting was adjourned at 5:17 p.m. 

 
Certified Correct, 

 
 
 

      
WAYNE WRIGHT  JAN GIBSON 
MAYOR  ACTING CORPORATE OFFICER 
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COUNCIL IN COMMITTEE OF THE WHOLE 

COMMITTEE OF THE WHOLE 
July 7, 2014 at 3:00 p.m. 

Council Chamber, City Hall 

MINUTES 
PRESENT: 

Mayor Wayne Wright 

Councillor Jonathan Coté 

Councillor Bill Harper 

Councillor Jaimie McEvoy 

Councillor Betty McIntosh 

Councillor Chuck Puchmayr 

Councillor Lorrie Williams 

STAFF: 

Mr. Jim Lowrie  - Acting CAO / Director of Engineering Services 
Ms. Jan Gibson  - Acting Corporate Officer/Director of Legislative Services 

Mr. G. Dean Gibson - Director of Parks, Culture and Recreation 

Mr. Randy Grant - Acting Director of Finance & Information Technology 

Ms. Bev Grieve  - Director of Development Services 

Chief Dave Jones - Chief of Police, Police Department 

Mr. Mark Allison - Manager of Strategic Initiatives and Sustainability 

Mr. Jim Hurst - Planner 

Mr. Barry Wait - Planner 

Ms. Stephanie Lam  - Council and Committee Clerk 

The meeting was called to order at 4:20 p.m. 

ADDITIONS / DELETIONS TO THE AGENDA 

MOVED and SECONDED 

THAT the agenda be amended by: 

 Adding new item 22 – Seniors’ Festival Budget

AND THAT the agenda be approved as amended. 

CARRIED. 

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

5b.
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The Consent Agenda - Council members may adopt in one motion all recommendations 

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

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

or declaring a conflict of interest with an item. 

 

MOVED and SECONDED 

THAT items 5, 10, 12, 14, 16, 18, and 20 be removed from the Consent Agenda:  

CARRIED. 

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

 

MOVED and SECONDED 
THAT the remaining Consent Agenda items be approved. 

CARRIED. 

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

 

ADOPTION OF MINUTES 

 

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

 

a. June 9, 2014 

b. June 16, 2014 

 

MOVED and SECONDED 

THAT the June 9, 2014 and June 16, 2014 Committee of the Whole minutes be 

adopted. 
CARRIED. 

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

 

PRESENTATIONS 

 

2.  No Items 

 

UNFINISHED BUSINESS 

 

3. No Items 

 

REPORTS FOR ACTION 

 

4. No Items 
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CONSENT AGENDA 

 

Chief Administrative Officer and Director of Finance and Information Technology 

 

6. Anvil Centre Café Lease 

 

MOVED and SECONDED 

THAT Council approve the Anvil Centre Café Lease Agreement; and  

 

THAT Council authorizes the Mayor and Corporate Officer to sign the Lease 

Agreement on Council’s behalf. 
CARRIED. 

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

 

Director of Development Services 

 

7 Proposed Rezoning of 1102 Eighth Avenue from (NR-1) to (NR-5) – Bylaw for 

First and Second Readings 

 

MOVED and SECONDED 

THAT Council refer Zoning Amendment Bylaw 7699, 2014, to rezone the 

Neighbourhood Residential Dwelling Districts (NR-1) zoned site at 1102 Eighth 

Avenue to Neighbourhood Residential Dwelling Districts (Small Lots) (NR-5), for 

consideration of First and Second Readings, and forward the Bylaw to a Public 

Hearing. 
CARRIED. 

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

 

8. Development Permit Application for 40 Capilano Way - Issuance 

 

MOVED and SECONDED 

 THAT Council approve and issue Development Permit DPS00031 for 40 Capilano 

Way. 

CARRIED. 

All members of Council present voted in favour of the motion. 
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9. Development Permit Application DPT00016 for 320 McPhadden Street - 

Issuance 

 

MOVED and SECONDED 

THAT Council approve and issue Development Permit DPT00016 for 320 

McPhaden Street. 

CARRIED. 

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

 

10. Temporary Use Permit for 502 Twentieth Street 

 
Council questioned what the neighbourhood impacts would be in terms of access. 

Jim Hurst, Planner, advised that the facility would be primarily used to store new 

vehicles which would arrive by truck or driven to the site. It was noted that the 

proponent generally retain the vehicles onsite. 

 

MOVED and SECONDED 

 THAT Council issue notice that it will consider the following resolution to issue 

Temporary Use Permit 00011 for the property at 502 Twentieth Street:  

 

THAT a Temporary Use Permit be issued for the property at 502 Twentieth Street 

for the purpose of permitting the parking of new and used trucks and automobiles 

ending August 25, 2017 based on the terms and conditions outlined in the 

Temporary Use Permit and attached Schedules. 

 
THAT the resolution be considered at a Regular Council Meeting to be scheduled 

for August 25, 2014. 

CARRIED. 

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

 

11. Development Permit Application DPT00011 for 744 Twelfth Street and 1204 

Eighth Avenue 

 

MOVED and SECONDED 

 THAT Council approve and issue Development Permit DPT00011 for 744 Twelfth 

Street and 1204 Eighth Avenue. 

CARRIED. 

All members of Council present voted in favour of the motion. 
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12. Density Bonus Program – Phase 2 Consultation Results and Introduction of 

Zoning Amendment Bylaw 

 

Council requested clarification with respect to the density rates in the proposed 

program. Bev Grieve, Director of Development Services advised that further 

analysis is required with respect to the proposal, noting that Council’s  questions 

will be included in the investigation.  

 

MOVED and SECONDED 

1. THAT Council consider Zoning Amendment Bylaw No. 7697, 2014 for first 

and second readings and forward the Bylaw to Public Hearing; and  
 

2. THAT Council endorse the Density Bonus Phase 2 Policy to be used as a 

framework for collecting amenity contributions through Density Bonus in 

the Downtown. 

CARRIED. 

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

 

13. Preparation of a Zoning Amendment Bylaw to Zone Unzoned 

Queensborough Lands 

 

MOVED and SECONDED 

THAT Council authorize the preparation of a Zoning Amendment Bylaw which 

would apply zoning to the unzoned properties at 1005 Ewen Avenue and 1050 

Boyd Street. 
CARRIED. 

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

 

14. Special Occasion Licence for Uptown Live on August 10, 2014 

 

Council noted that an estimated 600+ guests will be attending Uptown Live on 

August 10, 2014, and questioned if it was necessary to have three designated areas 

for liquor sales.  

 

Chief David Jones, Police Department, advised that the Police Department is 

working closely with the event organizers to ensure the operation of the designated 

liquor areas are managed and staffed accordingly to ensure a safe and successful 

event. It was noted that the final plan for the event will address crowd 

management and security, as well as a traffic management plan.  

 
It was noted that the Legion located on Sixth Street will be able to conduct thei r 

regular activities during the Uptown Live event. 
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MOVED and SECONDED 

THAT Council approve the sale and service of liquor at three beverage gardens at 

Uptown Live on August 14, 2014 subject to the Uptown Business Association and 

Donnelly and Associates meeting the requirements set out by the New Westminster 

Police Department and the New Westminster Fire Department. 

CARRIED. 

Councillor McIntosh voted in opposition. 

 

15. Business Licence Applications at 351 Gifford Street (Merlin Plastics Supply 

Inc. and Green By Nature) 

 
MOVED and SECONDED 

THAT the report dated July 7, 2014 be received for information. 

CARRIED. 

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

 

16. Changes to Provincial Liquor Regulations 

 

Barry Wait, Planner, summarized the report dated July 7, 2014 in response to 

questions and comments of Council. Bev Grieve, Director of Development 

Services and Kim Deighton, Acting Manager of Licensing an Integrated Services, 

clarified that the purchase of alcoholic beverages without ordering food in 

restaurants was permitted prior to the proposed changes to the Provincial Liquor 

Regulations. 

 
MOVED and SECONDED 

1. THAT Council request that the Province consult with local governments 

prior to the implementation of further recommendations outlined in the Liquor 

Policy Review. 

 

2. THAT Council request representatives of the Liquor Control and Licensing 

Branch to present information to Council on the changes in liquor regulations at 

the August 25 Council meeting;  

 

3. THAT Council adopt the following resolution:  

 

WHEREAS the Provincial government is changing Liquor Control and Licensing 

Branch  regulations and policies that will increase the availability of liquor; and  

 

WHEREAS there is a relationship between the availability of liquor and the 
demand for police services; 
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THEREFORE BE IT RESOLVED that the UBCM request the Provincial Ministry 

of Justice to discuss with local governments the appropriate amount and method 

of payment for a liquor tax to be directed to local governments to cover increased 

police costs associated with the increase in the availability of liquor provided 

through the changes in liquor regulations and policies. 

CARRIED. 

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

 

17. Sale and Sampling of Liquor at Royal City Farmers' Market 

 

MOVED and SECONDED 
THAT Council approve the Royal City Farmer’s Market Association and market 
venders request to permit the sale and sampling of liquor at the Farmer’s Market;  

 

THAT the number of liquor vendors be limited to two;   

 

THAT Council direct staff to notify the Royal City Farmer’s Market that the City 
will review this matter should issues arise; and  

 

THAT Council require the Royal City Farmer’s Market Association to obtain a 
Street Occupancy Permit at no charge to utilize the Fourth Street Parking Lot next 

to Tipperary Park for the 2014 season and in future years. 

CARRIED. 

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

 
Director of Engineering Services  

 

18. Train Whistle Cessation Update 

 

Councillor Puchmayr, Co-Chair of the Railway Community Advisory Panel 

(RCAP), summarized the report dated July 7, 2014 which updated Council with 

respect to the status of Train Whistle Cessation projects within New Westminster. 

 

Discussion ensued and the following comments were noted:  

 

 Whistle cessation affects all areas of the City and can be heard from 
neighbouring municipalities.  

 Once the current plans for whistle cessation have been completed, RCAP 
will move forward with addressing other areas of the City; 

 A meeting will be held in Queensborough on Wednesday, July 9, 2014 to 
discuss the railway crossings. 
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Members of Council spoke to correspondence received from the Laguna Court 

Strata Corporation which expressed concerns with the railway crossing along 

Quayside Drive. It was noted that Southern Rail may not continue the current 

practice of having staff monitor the crossings, and that bells and gates may be 

considered for the future.  

 

MOVED and SECONDED 

THAT Council receive this report for information; and 

 

THAT Council grant three readings to “New Westminster Train Whistle Cessation 
Bylaw No. 7698, 2014” in respect of at-grade crossings owned and operated by 
Southern Railway (BC) Ltd.; and 

 

THAT Subject to completion of identified safety enhancements, issuan ce of public 

notice, and endorsement of Transport Canada, that Council support the cessation 

of locomotive whistling by resolution at the following locations:  

i. Begbie Street; Mile 0.84 Lulu Island Branch, off Mile 118.63 Yale 

Subdivision 

ii. Front Street near 4th Street; Mile 0.53 Lulu Island Branch, off Mile 118.63 

Yale Subdivision 

CARRIED. 

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

 

Director of Parks, Culture and Recreation 

 
19. Anvil Centre Cultural Space Allocation and Fee Policies   

 

MOVED and SECONDED 

 THAT Council review the following Anvil Centre policies be adopted:  

• Facility Allocation Policy & Procedures: Anvil Centre Community Spaces;  

• Anvil Centre Community Spaces Fees & Charges Policy; 

• Facility Allocation Policy & Procedures: Anvil Centre Theatre Spaces; and 

• Anvil Centre Theatre Spaces Fees & Charges Policy. 

 

Committee Recommendations 

 

20. ACTBiPed Recommendation:  Central Valley Greenway Improvements 

 

MOVED and SECONDED 

WHEREAS   the Central Valley Greenway is an important and well-designed 
route and United Boulevard has recently been upgraded to an accessible multi -use 

roadway; 
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And WHEREAS Braid Street currently does not have safe cyclist and pedestrian 

facilities; 

 

THEREFORE, BE IT RESOLVED THAT Council looks towards providing a safe 

and accessible multi-use path on Braid Street between Brunette Avenue and 

United Boulevard and to connect to crosstown Greenway via Sherbrooke and East 

Columbia Street. 

CARRIED. 

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

 

ITEMS REMOVED FROM THE CONSENT AGENDA 

 

Chief Administrative Officer  

 

5. Designation of Brunette River Alignment as Selected Route for Trans 

Mountain Pipeline Expansion Proposal  

 

Mark Allison, Manager of Strategic Initiatives and Sustainability, introduced the 

report dated July 7, 2014 and advised that the former alternate route for the 

proposal has become the selected route. Mr. Allison advised that staff is seeking a 

qualified environmental professional to review the impacts of the proposed Trans 

Mountain Pipeline Expansion. 

 

When developing the terms of reference, members of Council suggested that the 

New Westminster Secondary School Environmental group also be engaged in the 
process. Staff advised that the New Westminster Environmental Partners will be 

holding an information session on Thursday, July 10, 2014.  

 

MOVED and SECONDED 

THAT staff be directed to develop a Terms of Reference and that a budget of up to 

$15K be approved for the engagement of a qualified environmental professional to 

review the potential impacts of the proposed Trans Mountain Pipeline Expansion.  

CARRIED. 

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

 

21. Correspondence for Action 

Motion to receive and refer the following correspondence to staff for 

consideration and response: 
 

a) Chamber of Commerce letter dated June 26, 2014 inviting the City of New 

Westminster to be the presenting sponsor at a VIP Appreciation Reception 

November 6, 2014 

 

MOVED and SECONDED 
THAT the correspondence be received and referred to staff. 

CARRIED. 

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

 

NEW BUSINESS 

 

22. Seniors’ Festival Budget (On Table) 

 

Councillor Harper, Chair of the Seniors’ Festival Sub-Committee, announced that 

2014 festival will be held at the Anvil Centre. As the event will be held as a large 

celebration, the sub-committee has requested that Council approve a budget of 

$15K. It was noted that the sub-committee will investigate alternate revenue 

sources, such as sponsorships, in addition to the grant. 

 
MOVED and SECONDED 

THAT a budget up to $9K be approved for the 2014 Seniors Festival. 

CARRIED. 

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

 

ADJOURNMENT 

 

ON MOTION, the meeting was adjourned at 5:08 p.m. 

 

Certified Correct, 

 

 

 

      

WAYNE WRIGHT  JAN GIBSON 
MAYOR  ACTING CORPORATE OFFICER 

 



Agenda Item 242/2014 

R E P O R T  
Development Services 

To: Mayor Wright and Members of Council 

Committee of the Whole  Meeting 

Date: 8/25/2014 

From: Beverly Grieve 

Director of Development Services 

File: HER00504 

Report #: 242/2014 

Subject: 709 Cumberland Street Heritage Revitalization Agreement & Heritage 

Designation Bylaws for First and Second Readings  

RECOMMENDATION: 

THAT Council refer Heritage Designation Bylaw 7704, 2014 and Heritage 

Revitalization Bylaw 7703, 2014 to rezone 709 Cumberland Street from Single 

Detached Dwelling District (RS-1) to Single Detached Dwelling District  

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

Readings, and forward the Bylaws to a Public Hearing on September 16, 2014.  

PURPOSE 

An application has been received for a Heritage Revitalization Agreement to retain and 

restore the existing 1911 house at 709 Cumberland Street in exchange for subdivision of 

the property into two lots for the development of an additional single detached dwelling. 

The purpose of this report is to provide information to Council for their consideration of 

this application. 

BACKGROUND 

Applicant/Owner: Scowt Whalen 

Architect: William R. Rhone Architect 

Current Zoning: Single Detached Dwelling District (RS-1) 

Proposed Zoning: Heritage Revitalization Agreement 

Official Community Plan land use 

designation: 

Residential – Low Density

9.
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Site Data (existing): Frontage:     101.37 ft. (30.90 m) 
Depth:          79.00 ft. (24.08 m) 

Area:            8,008 sf (744 sm) 

 

Site Data  

(each of proposed lots A & B): 

Frontage:     50.66 ft. (15.44 m) 

Depth:          79.00 ft. (24.08 m) 

Area:            4,001.83 sq. ft. (371.78 sm) 

 

PROPOSAL 

 

The applicant proposes entering into a Heritage Revitalization Agreement (HRA) in order 

to retain and restore the 1911 Edwardian-style house. In return, the applicant is proposing 

to subdivide the 8,008 sf (744 sm) lot into two new lots which would each measure 

4,001.83 sf (371.78 sm) in area. It is proposed that each house would have a higher 

development density (FSR) than what is identified in the Zoning Bylaw. Given the 

proportions of the existing lot (101.37 ft. frontage x 79 ft. depth), the proposed new lots 

would be wide and short.   

 

The house at 709 Cumberland Street was constructed in 1911 by carpenter John N. 

McKenzie.  It is valued for being one of the earliest original, still extant houses in the 
neighbourhood, for its age and for its architectural design. The original design of the 

house was altered in the 1940s and the applicant is proposing to return the house to its 

1911 design rather than retain and restore the 1940s design.  There are no remaining 

photographs or plans of the 1911 design, so the architect and the heritage consultant have 

researched houses in New Westminster from that time period and would base the 

restoration and reconstruction on a combination of this research and on clues found 

during the early deconstruction phase (i.e. removal of the 1940s stucco and hardy board). 

Most of the original material elements of the building are beyond repair and would be 

replaced with material that is authentic to the construction time period (i.e. wood siding, 

wood frame windows, etc.).  

 

The design of the new house is proposed to be compatible and respectful of the histor ic 

house in terms of scale, massing and material.  It would not mimic the historic house, 

using instead a contemporary design inspired by the Arts & Crafts period. 

 
The heritage house and the new house would each have a secondary suite. The required  

off-street parking would be bylaw compliant through one surface parking spot and one 

garage for each of the proposed new lots.  Given the constraints on the size of each house, 

the applicant proposes providing a 320 sf (29.73 sm) storage space on the second level of 

each garage, accessible by interior stairs.   
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The following statistics identify the variations to the Zoning Bylaw being requested:  

 

 Zoning 

Bylaw 

Lot A - Heritage House 

709 Cumberland Street 

Lot B - New House 

707 Cumberland 

Street 

Site Area 6,000 sq. ft. 

 

4,001.83 sq. ft.   

(371.78 sm) 

4,001.83 sq. ft.  

(371.78 sm) 

Floor Space Ratio 0.50 0.57 0.67 

Front Yard Setback 15.80 ft. 

(4.82 m) 

13 ft.  

(3.97 m) 

13 ft.  

(3.97 m) 

Front Yard 

Projection 

11.80 ft. 

(3.6 m) 

6 ft. (1.83 m) 6 ft. (1.83 m) 

Garage Site 

Coverage 

400.18 sq. ft.    

(37.18 sm) 

511.50 sq. ft. (47.52 sm) 511.50 sq. ft.       

(47.52 sm) 

Garage Height 15 ft.,  

1 storey 

21 ft. (6.4 m) 2 storeys 21ft. (6.4 m)  

2 storeys 

 

This development proposal would be regulated by Heritage Revitalization Agreement 

Bylaw 7703, 2014.  See Appendix 1. As per City policy, a Heritage Designation Bylaw 

would also be placed on title of the historic house with the address 709 Cumberland 

Street.  See Appendix 2. 
 

SITE CONTEXT 

 

The property at 709 Cumberland Street is located in the Sapperton neighbourhood, which 

is characterized by a mix of single-detached residential, recreational (Centennial 

Community Centre/Pool) and institutional uses (The Justice Institute).  There are single 

detached dwellings on all sides of the subject property. See Appendix 3 for site context 

map. 

 

The site is currently zoned Single Detached Dwelling District (RS-1) which allows for a 

minimum site area of 6,000 sq. ft. (557.40 sq. m) and which permits a single detached 

dwelling with a maximum floor space ratio of 0.50. 

 

An analysis of the subdivision pattern in the immediate neighbourhood shows that the 

proposed subdivided lots conform to the majority of lot frontages and typical lot 
proportions.  The proposed new lot areas would be similar to that of approximately 10% 

of other lots in the neighbourhood. 

 

Proximity to Transit Service  

 

Transit Facility Frequency Distance (m) 

SkyTrain Station 3 minutes 173 m 

Frequent Transit Network 10 minutes 23.0 m 

Transit Stop 30 – 60 minutes 12.8 m 
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The subject property is within a very short distance to a transit stop (the C3 on 

Cumberland Street) and the frequent transit network (the 154 on East Eighth Avenue and 

the 155 on East Sixth Avenue).  Both of these bus services would connect the rider with a 

SkyTrain stop, the closest being the Sapperton Station. 

 
POLICY CONTEXT 

 

Official Community Plan 

 

The Official Community Plan land use designation for the subject site is Residential Low 

Density.  This area will contain low density residential uses including single detached 

houses, detached townhouses, low density multi-family uses, churches and may contain 

small scale local commercial uses such as home based businesses and corner stores. 

 

Heritage Policy Context 

 

An effective legislative tool that assists and encourages property owners to conserve their 

heritage buildings in New Westminster is the Heritage Revitalization Agreement (HRA). 

Projects which incorporate long-term legal protection and exterior restoration for heritage 

buildings may be eligible for certain zoning relaxations, including an increase in density. 
These appropriate incentives offer property owners a financial resource that can be used 

for heritage conservation purposes, or release them from financial obligations that would 

be necessary without the relaxations. Provisions for the local government to negotiate an 

HRA are set out in Section 966 of the Local Government Act.   

 

A Heritage Designation Bylaw is a form of land use regulation that places long-term 

protection on the land title of a property and which is the primary form of regulation that 

can prohibit demolition.  Any changes to a protected heritage property must first receive 

approval from City Council (or its delegate) through a Heritage Alteration Permit.  

Provisions for the local government to place Heritage Designation Bylaws on properties 

are set out in Sections 967, 968 and 969 of the Local Government Act.   

 

Council adopted the “Standards & Guidelines for the Conservation of Historic Places in 
Canada” (“Standards & Guidelines”) in 2008 as a basis for assessing heritage projects 
within the City.  The HRA proposal was carefully evaluated by staff using the “Standards 
& Guidelines” and was found to be in compliance.  
 

PROJECT REVIEW PROCESS 

 

The application is proceeding with the following steps: 

 

1 Neighbourhood Consultation Completed 

2 Community Heritage Commission meeting  June 4/July 2, 2014 

3 Advisory Planning Commission meeting  June 17, 2014 

4 HRA bylaw to Council for 1
st
 and 2

nd
 reading This report 
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5 HRA bylaw to Council for Public Hearing and 3
rd

 reading September 16, 2014 

6 All adoption conditions met Fall 2014 

7 HRA bylaw to Council for consideration of adoption Fall 2014 

 

The Community Heritage Commission reviewed the proposal at their June 4, 2014 

meeting, and at their July 2, 2014 meeting (when they had quorum) passed a 

recommendation of support for the proposal. 

 

The Advisory Planning Commission reviewed the proposal at their June 17, 2014 meeting 
and passed a recommendation of support for the proposal.  The APC minutes can be 

found in Appendix 4. 

 

The applicant presented his proposal to the Sapperton Residents’ Association on May 21, 
2014 and it was well-received. 

 

A public open house was held by the applicant on June 10, 2014.  Three people attended; 

no concerns were raised and positive comments were received. 

 

DISCUSSION 

 

The application satisfies the Official Community Plan land use designation by retaining 

the low density residential use.  The proposed density was supported by the Advisory 

Planning Commission. 

 
The application meets the objectives of the Heritage Revitalization Agreement Policy by 

being a proposal that balances public and private benefits.  The proposed density and lot 

sizes offer a reasonable benefit to the applicant in exchange for exterior restoration of the 

historic house and its long-term legal protection.  

 

The Heritage Conservation Plan for the proposal meets the principles outlined in the OCP 

and the principles of the “Standards & Guidelines”.  The intention of restoring the historic 

house to its original design rather than to the 1940s design is consistent with the 

“Standards & Guidelines”.  The Heritage Conservation Plan and the Statement of 
Significance for the historic house were supported by the Community Heritage 

Commission. 

 

The proposed subdivision meets the general subdivision pattern and lot size/configuration 

of the neighbourhood.  As noted above, the proportions of the existing lot are wide and 

short (101.37 ft. frontage x 79 ft. depth), resulting in the proposed new lots also being 
wide and short. This would result in small back yards between house and garage, so the 

applicant proposes to shift each house to the outside edge of its lot in order to create open 

space in-between for each to have a large side yard. Visually this would create open space 

between the two houses, and it would also provide liveable outdoor space for the 

residents of the two houses.  See development plans within the HRA in Appendix 1. 
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Given the provision of a storage loft in the garages, the applicant has agreed to place a 

restrictive covenant on each property ensuring that neither washroom facilities nor 

accommodation conversions would take place in either garage.   

 

ADOPTION REQUIREMENTS 
 

The requirement for adoption of the HRA and Heritage Designation Bylaws is that a 

restrictive covenant (ensuring against washroom facilities and accommodation 

conversions in the garages) be registered on each title.  If necessary, the heritage Bylaws 

could be adopted with a no-build covenant that could only be discharged once the above 

requirement was met. 

 

All Engineering requirements will be met through the separate subdivision application. 

 

INTERDEPARTMENTAL REVIEW 

 

The proposal has been reviewed by all City Departments and any requirements have been 

incorporated into the plan. 

 

OPTIONS 

 

The following options are presented to Council for consideration: 

 

1. That Council refer Heritage Designation Bylaw 7704, 2014 and Heritage 

Revitalization Bylaw 7703, 2014 to rezone 709 Cumberland Street from Single 

Detached Dwelling District (RS-1) to Single Detached Dwelling District  

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

Readings, and forward the Bylaws to a Public Hearing on September 16, 2014. 

 

2. That Council give staff other direction. 

 

Staff recommends Option #1. 

 

CONCLUSION 

 
The Heritage Revitalization Agreement proposed for 709 Cumberland Street would retain 

and restore a 1911 house that is one of the original houses remaining in the Victory 

Massey Heights neighbourhood.  A Heritage Designation Bylaw would also be placed on 

the historic house. A covenant on each property would ensure that the garages would not 

be converted into accommodation units. The proposal is supported by the Advisory 

Planning Commission and the Community Heritage Commission. 
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ATTACHMENTS: 

 

Appendix 1: HRA Bylaw 
Appendix 2: Heritage Designation Bylaw 

Appendix 3: Site Map 

Appendix 4: Advisory Planning Commission Minutes 

 

 

Original Signed by: 

 

 

 Original Signed by: 

Julie Schueck, 

Heritage and Community Planner 

 

 

 Jackie Teed, 

Manager of Planning 

  Approved for Presentation to Council 

   

 

 

 

For: 

Beverly Grieve 

Director of Development Services 

 Lisa Spitale 

Chief Administrative Officer 
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CORPORATION OF THE CITY OF NEW WESTMINSTER 

HERITAGE REVITALIZATION AGREEMENT (709 CUMBERLAND STREET) 
BYLAW NO. 7703, 2014 

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

WHEREAS the City of New Westminster and the Owner of property at 709 Cumberland Street wish 
to enter into a Heritage Revitalization Agreement in respect of the property; 

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

Citation 

1. This Bylaw may be cited as “Heritage Revitalization Agreement (709 Cumberland Street)
Bylaw No. 7703, 2014”.

Heritage Revitalization Agreement 

2. The City of New Westminster enters into a Heritage Revitalization Agreement with the
registered Owner of the property located at 709 Cumberland Street legally described as
PID: 028-076-257, Lot A Suburban Block 4 New Westminster District Plan BCP42825.

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

READ A FIRST TIME this ___ day of ______________, 2014. 

READ A SECOND TIME this ___ day of _____________, 2014. 

PUBLIC HEARING held this ___ day of _____________, 2014. 

READ A THIRD TIME this ___ day of ________________, 2014. 

ADOPTED this ___ day of ______________, 2014. 

Mayor Corporate Officer 
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SCHEDULE “A” 

HERITAGE REVITALIZATION AGREEMENT (709 CUMBERLAND STREET) 

THIS AGREEMENT dated for reference the 17th day of July, 2014 is 

BETWEEN: 

SCOWT WHALEN, 709 Cumberland Street, New Westminster, B.C. V5Y 1G4 

(the “Owner”) 

AND: 

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

(the “City”) 

WHEREAS: 

A. The Owner is the registered owner in fee simple of the land and all improvements located 
at 709 Cumberland Street, legally described as PID: 028-076-257, Lot A Suburban Block 4 
New Westminster District Plan BCP42825 (the “Land”); 

B. There is one principal building situated on the Land, which building is listed in the City’s 
Heritage Register (the “Heritage House”); 

C. The City and the Owner agree that the Heritage House has heritage value and should be 
conserved; 

D. The Owner intends to apply to the Approving Officer for the City for approval to subdivide 
the Land into two separate parcels, generally in accordance with the plan of proposed 
subdivision attached as Appendix A (the “Proposed Subdivision Plan”); 

E. If the Proposed Subdivision Plan is approved by the City’s Approving Officer, the Heritage 
House will be situated on that parcel labeled as “A” on the Proposed Subdivision Plan; 

F. If the Proposed Subdivision Plan is approved by the City’s Approving Officer, the Owner 
intends to construct a new residential building on that parcel labeled as “B” on the 
Proposed Subdivision Plan; 

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

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

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

1 Condition Precedent 

1. This Agreement shall be subject to the satisfaction of the following condition precedent on
or before the date stipulated:

(a) On or before December 31, 2014 the Approving Officer of the City has approved a 
subdivision plan in respect of the Land generally in the form of the Proposed 
Subdivision Plan and that plan has been deposited in the Land Title Office and fee 
simple title has been raised to each of the two new parcels. 

This condition precedent is for the benefit of both the Owner and the City and it cannot be 
waived. 

Nothing in this Agreement commits the Approving Officer to approve the Proposed 
Subdivision Plan. 

In this Agreement, the defined term “Land” shall mean the two individual parcels into 
which the Land is subdivided, unless expressly stated otherwise.  

The date on which this condition precedent is satisfied is referred to as the “Effective 
Date”.  

2 Conservation of Heritage House 

2. Promptly following the Effective Date, the Owner shall commence and complete the
restoration, renovation and conservation of the Heritage House (the “Work”) in accordance
with approved architectural drawings, plans, and specifications attached as Appendix B
(the “Conservation Plans”).

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

4. The Work shall be done at the Owner’s sole expense in accordance with generally accepted
engineering, architectural, and heritage conservation practices. If any conflict or ambiguity
arises in the interpretation of Appendix B, the parties agree that the conflict or ambiguity
shall be resolved in accordance with the “Standards and Guidelines for the Conservation of
Historic Places in Canada”, published by Parks Canada in 2003.
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5. The Owner shall, at the Owner’s sole expense, engage a member of the Architectural 
Institute of British Columbia or the Association of Professional Engineers and Geoscientists 
of British Columbia (the “Registered Professional”) to oversee the Work and to perform the 
duties set out in section 6 of this Agreement. 

6. The Registered Professional shall:   

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

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

(c) obtain the City’ s approval for any changes to the Work, including any amended 
permits that may be required; 

(d) upon substantial completion of the Work, provide to the City an executed and 
sealed Certification of Compliance in the form attached as Appendix D; and 

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

3 Timing and Phasing of Restoration 

7. The Owner shall commence and complete all actions required for the completion of the 
Work, as set out in the Conservation Plans in Appendix B, within three years following the 
Effective Date. 

4 Ongoing Maintenance 

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

5 Damage to or Destruction of the Heritage House  

9. If the Heritage House is damaged, the Owner shall obtain a heritage alteration permit and 
any other necessary permits and licenses and, in a timely manner, shall restore and repair 
the building to the same condition and appearance that existed before the damage 
occurred. 
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10. If, in the opinion of the City, the Heritage House is completely destroyed, the Owner shall
construct a replica, using contemporary material if necessary, of the building that complies
in all respects with the Conservation Plans in Appendix B and with City of New Westminster
Zoning Bylaw No. 6680, 2001, as varied by this Agreement, after having obtained a heritage
alteration permit and any other necessary permits and licenses.

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

6 Heritage Designation 

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

7 Variations to City’s Zoning Bylaw 

13. City of New Westminster Zoning Bylaw No. 6680, 2001, is varied and supplemented in its
application to the Land in the manner and to the extent provided and attached as
Appendix E.

8 Interpretation 

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

9 Conformity with City Bylaws 

15. The Owner acknowledges and agrees that, except as expressly varied by this Agreement,
any development or use of the Land, including any construction, restoration and repairs of
the Heritage House, must comply with all applicable bylaws of the City.

10 No Application to Building Interiors 

16. Unless otherwise stated, the terms and conditions of this Agreement respecting the
Heritage House apply only to the structure and exterior of the building, including without
limitation the foundation, walls, roof, and all exterior doors, windows and architectural
ornamentation.

11 Future Alterations 

17. Following completion of the Work in accordance with this Agreement, the Owner shall not
alter the heritage character or the exterior appearance of the Heritage House, except as
permitted by a heritage alteration permit issued by the City.
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12 Statutory Authority Retained 

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

13 Indemnity 

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

20. In no case shall the City be liable or responsible in any way for:

(a) any personal injury, death or consequential damage of any nature whatsoever, 
howsoever caused, that be suffered or sustained by the Owner or by any other 
person who may be on the Land; or 

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

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

14 No Waiver 

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

15 Inspection 

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

16 Enforcement of Agreement 

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

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

25. The Owner acknowledges that, if the Owner alters the Land or the Heritage House in
contravention of this Agreement, the City may apply to the B.C. Supreme Court for:

(a) an order that the Owner restore the Land or the Heritage House to its condition 
before the contravention; 

(b) an order that the Owner undertake compensatory conservation work on the Land 
or the Heritage House; 

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

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

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

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

28. The City may notify the Owner in writing of any alleged breach of this Agreement and the
Owner shall have the time specified in the notice to remedy the breach. In the event that
the Owner fails to remedy the breach within the time specified, the City may enforce this
Agreement by:
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(a) seeking an order for specific performance of the Agreement; 

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

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

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

17 Headings 

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

18 Appendices 

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

19 Number and Gender 

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

20 Successors Bound 

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

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

Signed, Sealed and Delivered in the 
presence of: 

Name 

Address 

Occupation 

) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 

SCOWT WHALEN 

9



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

Mayor: 

Corporate Officer: 

) 
) 
) 
) 
) 
) 
) 
) 
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1.0 Preface 

1.1 Background 
The McKenzie Residence is located in the Victory Height neighbourhood in the municipality of New Westminster, 
British Columbia. This historic house is not yet on the Heritage Register. The owner wishes to enter in a Heritage 
Revitalization Agreement with the City. A Statement of Significance has been drafted by Donald Luxton and Associates 
and can be found in the Appendix 1of this document. 

1.2 Content and Methodology 
The Conservation Plan highlights issues and the extent of work recommended ensuring conservation and maintenance 
of the historic structure and site, as well as recording its heritage value. The Conservation Plan is not an exhaustive 
assessment, neither is it a definitive historical statement about the building. The report is a work in progress which will 
evolve as more information is gathered by the stakeholders and the community at large. This report is a framework to 
compile information and to establish the relation between history and the conservation strategy for the heritage 
building. The guidelines used to assess the heritage value and the proposed interventions are the Standards and 
Guidelines for the Conservation of Historic Places in Canada, Parks Canada 2003, revised in 2010. 

1.3 Consultants 
William Rhone: Architect 

Dewhirst Lessard - Heritage Professional 
The firm Dewhirst Lessard is a consulting firm specializing in Building Conservation; Barbara Dewhirst and André 
Lessard have extensive experience as practicing architects and have been involved in numerous heritage projects in BC, 
Alberta and Ontario. Both architects, Barbara and André have theoretical and practical experience.  Aside from several 
major new construction projects, we have completed restoration, rehabilitation and adaptive reuse projects from design 
to construction and final inspections; we have also prepared several conservation plans and conducted numerous 
historical research.     

André Lessard is the writer for the project; he is an architect with professional experience in planning, design and 
construction, specializing in building conservation. André is a member of the Canadian Association of Heritage 
Professionals, and currently the president of the BC Chapter and member of the CAHP National Board of directors. He 
is also a former member of the Vancouver Heritage Commission. He is a LEED accredited professional, including Field 
Certification experience (BD+C) in 2012. André was lecturing for twelve years in building science for architectural 
conservation at University of Toronto and Ryerson University.   

1.4 Source and Documentation 
Standards and Guidelines for the Conservation of Historic Place in Canada 
New Westminster Public Library – Reference and online Historic Pictures 
New Westminster Heritage  
Online Vancouver Public Library historic Photos 
Royal City - A Photographic History of New Westminster, 1858-1960, Jim Wolf (2005) 
A New Westminster Album - Glimpses of the City as It Was, Gavin Hainsworth (2005) 
http://www.newwestpcr.ca/database/rte/files/Glenbrook%20Ravine%20History.pdf 
http://www.newwestpcr.ca/database/files/library/Queens_Park_History.pdf 
1897 Goad Fire Atlas Map Corrected in 1901, 1907 and 1913 
Edwardian House Style; by Hilary Hockman, Brunel House 1994 
Vancouver Heritage Foundation: Edwardian Style 
Victoria Heritage Foundation; Architectural styles guide 
British Columbia Genealogical Society 
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2.0 Heritage Character 

2.1 Heritage Value 
709 Cumberland in New Westminster was built in 1911 by carpenter John N. McKenzie. It is a one storey and a half 
wood frame structure. It was designed as an Edwardian style house. The McKenzie Residence was built in a 
neighbourhood fully subdivided into lots; it was one of the first houses to be built in the area and remained one of the 
few till the end of Second World War. The Residence was completely renovated in the 1940’s by Keith Allen Belfitt, 
who is responsible for the current appearance, including an addition and garage at the back of the house. See Appendix 1 
for full Statement of Significance. 

2.2 Character Defining Elements 

 Pronounced set-back from the street Topography of the lot expressed by retaining walls and elevated sidewalk at the back Vertical massing due to raised main floor Internal chimney Half timbering located in the front gable Barge boards at the front gable and main floor level Shingle and wood slat siding Fenestration openings

2.3 Building description 
For the purpose of this report the orientation of the house will be the following; Cumberland Street will be to the west 
(actually south-west), the back lane to the east (actually north-east), the side yard toward seventh south (actually south-
east) and the side yard toward Durham Street will be referred as north (actually north-west). For the purpose of this 
report the lower floor will be referred as the GROUND floor, the first floor as the MAIN floor and the upper floor as 
the SECOND floor.   

The existing lot size is 743.5 square meters (8,003 sf), that is 30.82 meters wide and 24.08 meters deep. The property is 
facing Cumberland Street and abutting a north-south lane that runs across the block between 7th Ave and Durham 
Street. The existing house is approximately 192 square meters (2,069 sf) including ground floor and a main floor of 72.2 
square meters (778 sf). The immediate surrounding is a suburban environment. The neighbourhood houses are in 
majority single storey bungalows or two storey houses with a wide frontage. 709 Cumberland stand out due to its 
raised main floor and a substantial ground level exposed to the street. The property slopes up from Cumberland to the 
back lane and from south to north toward Durham Street; as a result of level changes retaining walls are existing to level 
the yard, at the back and on the south side. 

The McKenzie Residence, as it is known, has a gable roof facing the street with two shed roof dormers. The front of the 
dormer to the East is located in the same plane as the elevation below, and is contiguous to the elevation. Whereas the 
dormer the West is also on the same plane as the elevation below but separated from the elevation by the roof eaves. 
Half-timbering accentuates the front gable. The roof is asphalt shingles. A plain stucco chimney is located on the south 
side of the house east of the dormer; the chimney is a brick shaft at ground and main floor. 

The entire house is clad in white stucco, except for a hardy board finish on the ground floor in front of the house. One 
plain sliding window is located in the front gable.  A large picture window and a smaller slider are located on the main 
floor on the front of the house. A small porch with an aluminum canopy is located at the south-west corner with an 
entrance door on the south side. The front stair runs down to grade, parallel to the front of the house toward the north 
side. There is addition to the kitchen and a garage attached to the back of the house, apparently built in the 1940’s. The 
edge of the addition is visible in the kitchen where a dropped beam frames the opening through the original wall. 

16



709 Cumberland Street, New Westminster BC March 2014 

Page 5 of 33 dewhirst lessard consulting 

There is an entrance hall, a living /dining room and a kitchen on the main floor. There are two bedrooms and one 
bathroom on the second floor. The ground floor has its own entrance on the south side of the house and holds a 
service room, storage and one bedroom. 

Figure 1: Survey of existing historic place 
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Figure 2: McKenzie Residence at 709 Cumberland Street 

Figure 3: Houses across the Street 

Figure 4: Corner of 7th Ave and Cumberland Street looking south-east 

Figure 5: "T"  Intersection of laneway at the back of McKenzie Residence Figure 6: Side yard looking south at intersection of Cumberland & 7th Ave 
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Figure 7: Front of the house and north side yard 
 

 
 

Figure 8: Front of the house with south side yard 

 
 

Figure 9: North elevation 
 

 
 

Figure 10: East elevation from the back lane 

 
 

Figure 11: South elevation seen from side yard 

 
 

Figure 12: Elevated back entrance 
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Figure 13: South yard sidewalk Figure 14: Entrance porch and ground door Figure 15: Front door 

Figure 16: South side yard with change of level and retaining wall at lane Figure 17: Retaining wall in south side yard 
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Figure 18: Existing main floor plan (William Rhone Architect) 
 

 
 
 
 
 

Figure 19: Existing second floor plan (William Rhone Architect) 

 
 

Figure 20: Front entrance and hall 

 
 

Figure 21: Living dining with exposed arch 

 
 

Figure 22: Interior view of garage and lane 
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Figure 23: 1940's addition to back of the house beyond the kitchen Figure 24: Second floor master bedroom with arched ceiling 

Figure 25: Painted brick flue at ground floor Figure 26: Corner chimney flue behind stove Figure 27: Chimney at south wall above roof 
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2.4 Site Archaeology 
 

 
 

Figure 28: 1892 map of New Westminster; eastern part of the city; the McKenzie property is shown in red but the house was not yet built 
 
Cumberland Street was named after the City of Cumberland, BC and associated with Glenbrooke South, Sapperton, and 
Victory Heights; the street dates back to 1892. Durham Street, which was Essex Street in 1909 and later Pine Street in 
1913, is named after Lord Durham and also dates back to 1892; most of the extent of the street is in Glenbrooke 
North. The McKenzie residence is located in Massey Victory Height, or just south of, according to the neighbourhood 
association. It is also located north of Sapperton. Sapperton was originally a "suburb" of New Westminster, named for 
the Columbia Detachment of Royal Engineers ("Sappers"), whose camp was on the hill now occupied by the Fraserview 
neighbourhood. It is the location of the historic Fraser Cemetery, which rivals Victoria's Ross Bay Cemetery for the 
number of historically significant graves and monuments. Also located in Sapperton are the Royal Columbian Hospital, 
Sapperton Station, and Braid Station.i 
 
Queen’s park, the jewel of New Westminster’s park system is located just south-east of the McKenzie residence. The 
origin of Queen’s Park can be traced back as the very first public park created in the Colony of British Columbia upon 
the establishment of the city in 1859. The official opening of the public park took place in 1887, the Jubilee Year of the 
reign of Queen Victoria; it was dedicated in the Queen’s honour. In 1890, the Province’s finest Exhibition Building, a 
spectacular tribute to the Queen Anne Revival style was built in the park. On July 14, 1929 tragedy struck and the 
wooden buildings were a mass of flames when fire crews arrived. Everything was destroyed but the cattle sheds, banquet 
hall and the old fisheries building. Insurance funds allowed for the construction in 1930 of what was termed the new 
civic auditorium, today known as the New Westminster Arena. The park was perhaps best known for the annual May 
Day festival which grew in size and stature throughout the 1930s and 1940s.ii 
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The McKenzie Residence is also located north of Glenbrook Ravine Park where Colonel Moody constructed in 1860, a 
residence called Government House.  The ravine served as a physical division between the town and the Sapper’s Camp. 
High on the ravine bank, overlooking the river, Moody, the colony’s Lieutenant-Governor, developed a garden with 
walks connecting the residences of the Royal Engineer’s Camp. After the capital was moved to Victoria in 1868, the 
house was rarely used. The provincial government turned over the ravine lands to the Dominion Government for use as 
the new Federal Penitentiary, with construction commencing in 1874. The ravine slowly became absorbed by the 
expanding federal penitentiary, and enveloped by fences to keep the public out and prisoners in.  When the Penitentiary 
closed in 1980, the ravine lands were permanently turned over to the City. The park lands returned to a natural state, 
with paths connecting the ravine to the Woodlands site.iii  

The 1913 insurance map below shows little development, which was not to improve before the Second World War. 
Note, though, that the land was entirely subdivided in 1913. Also note that the McKenzie residence’s lot was located 
parallel to Cumberland apparently fronting on Essex, now Durham. There were therefore only two lots at the end of 
the block. These lots must have been subdivided into four lots since then. Currently the McKenzie Residence occupies a 
wide lot at the centre of the block end. A system of lanes was also added with time. The current lane runs at the back of 
the residence between Durham and 7th Ave; a perpendicular lane serves the houses on Durham and 7th Ave in the same 
block, terminating into York Street. 

Figure 29: 1913 Insurance map showing 709 Cumberland Street in red and other residences standing at the time in black 
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Figure 20: Sapperton School at Fader Street and Major Street circa 1912iv 

 
 

Figure 30: 1932 Sapperton looking northeast over Cumberland Street 
 
Given the time, the distance from the town centre and the time of construction, the McKenzie site had a rural 
character.  Several structures would have been necessary to support practical living conditions. These would have been 
probably a stable, a chicken coop, a shed, an outhouse, a well and a garden. The incongruous structures of different sizes 
and functions would have been placed loosely on the property. Since the property is sloping toward the south-west, 
retaining walls, platforms and decks would have been part of the landscape. 
 
Please refer to Appendix 1 for the chronology of owners and occupants of the McKenzie Residence till 1950. We have 
added to the documentation information about Keith Allen Belfitt. He was owner of the house from 1944 till his death, 
on May 23rd 1950.  Keith was born in Chesterfield, England in 1901; his father was John Albert.  Marjorie Beth Cooper 
was born on November 1902, in New Westminster B.C. Keith and Marjorie were married in 1928, and had two 
children. According to the current owner who had met Keith Belfitt’s daughter, she recalls her father doing a major 
renovation of the house in the 1940’s. Unfortunately, we have been unable to locate any of the Belfitt family members. 
There are no Belfitt currently living in New Westminster. 
 
 

 
 

Figure 31: November 12, 1928: Wedding of Keith Belfitt and Marjorie Cooperv 
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The McKenzie Residence, as far as we know, has remained essentially as it was renovated in the 40’s by Keith Belfitt, 
including the addition at the back and the garage. The current owner, Mr. Whalen moved into the house in July 2007, as 
a tenant. A year later, the landlord Terry Stone decided to sell and Mr. Whalen purchased it. Since then apart from 
hardy board improvement to the front façade, new front and yard steps, no significant work has been done on the 
property. A year ago, in order to sever the property into two lots the owner purchased approximately 15 square feet 
from the adjacent neighbour to the north, which amounts to a 50 mm (2”) strip over a depth of 24 meters (79’0”).   

3.0 Building Character Analysis 

3.1 The Edwardian Style 1905-1915 

In contrast to splashy Victorians with their elaborate trims and colours, the Edwardian is strongly influenced by the 
American “Four-Square” style which is typified by a box shaped floor plan, divided into four large rooms on the main 
floor. The simplified form of the Edwardian, which often came from a stock plan book, became extremely popular in 
Vancouver, with a variety of both simple family homes, and more embellished upscale examples with Classical detailing 
and proportion. 

Like the American Four-Square, the Edwardian is a large box from the street. The exterior features a hipped roof, with 
a matching roof over the front porch. Many have sleeping porches, essentially a covered or partially enclosed balcony on 
the upper level, and bay windows on the lower level. The lower porch usually extended across the full width of the 
home, but was limited to the entry quadrant in more elaborate Classical versions. This allowed the elaborate living room 
window –sometimes with a Palladian (half arched) window, of these elegant homes to be showcased. Some of the 
Edwardians with a u-shaped interior stairwell projected out in a square bay beyond the plain sides of the house. 

Windows were usually double-hung, with stained glass transom windows appearing on the higher ceilinged houses along 
with sidelights flanking the front door. Wainscoting with sympathetic detail such as a built-in hall bench is present in 
houses with the u-shaped stairwell. Classical versions had a columned front porch with elaborate brackets under the 
planked soffits and dentil ranges on the fascia. The exterior is most often finished with narrow lap siding, sometimes 
with stone at the base. vi 

Edwardian Vernacular 

This vernacular house type with strong Arts & Crafts features was constructed mostly during an economic boom, 
between 1904 and 1914.  The basic characteristics of this house are a height of 1½ storey, with the second level 
designed for living space, and a front-gabled roof pitched at approximately 45 degrees, with the gable ends at the top of 
the main floor walls. There are typically one or two dormers, usually gabled. Half-timbering and dentil mouldings are 
often seen in the gables, and many have wide bargeboards with eave returns at the bottom. Earlier instances typically 
have closed eaves; later ones may have open eaves and exposed rafter tails similar to those in Craftsman houses. Almost 
all have an asymmetrical main floor on the front facade, with inset entry porch on one side of the façade and a bay 
window on the other, and a symmetrical upper level.vii 

Below are illustrations of Edwardian architectural elements; these include designs of gable end, barge board details and 
decorative pattern in the gable. Separate gable end from the elevation below is common in Edwardian design. Amongst 
the illustrations is a design of a gable end with half-timbering in a fish bone pattern; half-timbering of the gable was also 
popular in the Edwardian design.  Chimney tops are also distinctive on the Edwardian roofs. Slim porch columns and 
guards, either turned wood or classical is characteristic of the Edwardian. Finally, window division into three were 
popular with this style; double hung windows were also most common. These show the character of the Edwardian 
Style but are not meant to be mimicked literally. 
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Figure 32: Edwardian gable end designs Figure 33: Edwardian chimney cap designs 

Figure 34: Edwardian porch posts and guards designs Figure 35: Edwardian window and sash designs 
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3.2 Stylistic: Design Similarities 
Following are examples of Edwardian houses with similar elements as the ones at 709 Cumberland. The main difference 
between these examples is the number of stories, one and a half or two and a half stories. The McKenzie Residence 
actually is situated between the two, since the raised main floor gives the house the aspect of a structure higher than it 
really is. Elements to observe in these illustrations are the asymmetrical main floor, the cladding, the shed dormers, the 
pedimented porch, the porch supports and guards, the chimney tops, the separation and design of the gable end, the 
fenestration, the double-hung windows and the accentuated trim details. These houses are not meant to be models to 
copy, but simply illustrations of the Edwardian character and presence.  

Figure 36: Edwardian with front gable and side dormers; side entrance and pedimented porch Figure 37: Edwardian Vernacular Arts & Crafts 

Figure 38: Edwardian house in Vancouver Figure 39: Edwardian house in Dawson City 
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Figure 40: Edwardian house in Vancouver Figure 41:  Spen House; Stockton Heath 

Figure 42: Two and a half storey Edwardian Figure 43: Two and a half storey Edwardian Figure 44: Two and a half storey Edwardian 

4.0 Heritage Character Attributes 

4.1 Condition Survey 
This condition survey comprises of visual observations during a site visit on March 13, 2014. We visited the exterior and 
interior of the house with the owner. The purpose of the survey is to document the condition of the main character-
defining elements, those subject to conservation and design intervention. The choice of character elements is instructed 
by the Standards and Guidelines for the Conservation of Historic Places in Canada as well as our reconstitution of the 
history of the building. 

The current owner is a contractor and is living in the house. Generally, the interiors of the house are in fair condition 
and the exterior in poor condition. All exterior and interior finishes will be removed, and the house will be moved to 
the north side of the property to create room for the construction of a new house.  
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Figure 45: Exploratory opening at north elevation Figure 46: Original shingles and slats behind stucco Figure 47: Wood stairs over original concrete ones 

Figure 48: Damaged foundation wall on the north side Figure 49: Metal object cast in original concrete sidewalk at the back 

Figure 50: Barge boards at top of front gable Figure 51: Closed soffit end return detail Figure 52: End of gable barge board 
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Figure 53: Original porch remains at current location on the south side 
 

 
 

Figure 54: Existing trim at main floor level next to entrance door 

 
 

Figure 55: Painted side of original siding slat 
 

 
 

Figure 56: Back side of original siding slat 

 
 

Figure 57: Sketch of existing 92 mm high fir slat  
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 The visible foundation walls on the exterior are ruble stone and concrete, generally in very poor condition. The original sidewalks, garden stairs and retaining walls are in very poor condition. We have noticed a metal
object mixed with concrete rusting and cracking the concrete of the elevated back sidewalk. The original exterior finishes have been preserved and covered with cementitious stucco; cedar shingles and fir
slat siding appears to be deteriorated but intact within the existing walls. The interior finishes have also been covered with plywood and gypsum board. We assume that the original lath
and plaster finish is not recoverable. The exposed wood trim around the gables and soffits, including the barge boards and the half-timbering in the
front gable are in very poor condition and cannot be reused; the replacement of these wooden elements should
be considered since most of the visible material is flimsy and not made for exterior use, thus unlikely to be
original. The barge boards in particular are very thin and consistently deteriorated. The roofing appears to be in fair condition. The owner has not replaced the roof since he took possession. A new porch platform, metal guards and wooden stairs were rebuilt recently and in good condition. The porch
roof is made of aluminum and was recycled from the previous porch. The front door with associated sidelights is in fair condition but shows deterioration. Aluminum windows and sliders are adequate but inappropriate in style and inadequate in performance.

4.2 Recommendations and Conservation Plan 

4.3.1 Site Plan, Preservation: The Standards and Guidelines for the Conservation of Historic Place in Canada state that an 
addition to the historic place should be compatible but distinct from the historic place. In this case, the new house 
should be compatible but distinct from the historic house. The new house and proposed associated garages can be 
differentiated by a different style, less detailed and more modern, yet with a similar pallet of materials and harmonized 
colors.  

4.3.2 Set back, Preservation: The Statement of Significance states that the generous set-back is a significant feature of the 
historic residence; the relationship of the house with the street should remain as current, even once moved. The 
setback of the new house on the other hand could be reduced to the allowable minimum from the street. This would 
distinguish the historic house and give it more importance. The existing set back is 5.01 meters and the proposed one is 
4.2 meters that is to the front facade, excluding the porch.  

4.3.3 Topography, Rehabilitation:  There is significant variation of elevation in the existing lot, which has resulted in the 
implementation of retaining walls. The levels of the back door with the “bridge” to the back lane are distinctive features, 
and appear to be original. In order to imply the rural character of the original site we recommend a non-regimented 
layout of the site, taking advantage of the level differences.  We suggest placing the two houses and garages, in a loose 
manner, organized differently than a rigid suburban pattern, thus further differentiating the historic site. 

4.3.4 Massing, Preservation: The ground floor is extensively exposed to the outside and should be maintained to preserve 
the vertical proportion of the house.  A higher exposed ground floor will differentiate the historic house from a new 
house with a standard basement. Since the 1940’s addition will be removed, a new exterior wall terminating the back of 
the house may be distinct in character. The 1940’s garage, currently attached to the house will be replaced with a free 
standing structure, thus emphasizing the residential character of the historic house.  

4.3.5 Cladding, Restoration: The two part cladding separated with a horizontal barge board should be maintained. The 
original fir slats and cedar shingles, probably not in condition for reuse, should be replaced with similar products. The 
texture and pattern of the new material is particularly important, and should be documented with the removal of the 
current covering.  Since these materials are on site behind the existing finishes, they can be matched fairly accurately. 
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4.3.6 Roofing, Rehabilitation: The roof will be insulated between rafters to the required thermal resistance. This should be 
accomplished with minimum intervention to the exterior profile of the house, whether venting is provided behind the 
roof sheathing or in the soffits. We encourage the owner/consultant to consider sprayed foam insulation to avoid the 
need for venting.  

4.3.7 Gable, Restoration:  The front gable should read separate from the front elevation as accomplished by the existing 
half-timbering and common in Edwardian style houses.  A large barge board and facia running along the roof line must be 
restored. We recommend that the end detail of the barge board be considered carefully. The existing detail where the 
board and the closed soffit meet is probably original and should be either rehabilitated or restored; it is currently 
covered in stucco, but the wood detail may be underneath; the same detail exists in the back gable as well. The 
Statement of Significance mentions the half-timbering in the front gable as a character defining element.  The white 
stucco substrate with the dark half-timbering should be restored, with proper flashing to avoid the discoloring of 
surfaces below.  The current pattern of the half timbering may be maintained or modified. 

4.3.8 Shed roof dormers, Preservation: There are two significant existing dormers that must be maintained since they are 
distinctive of the Edwardian style. The front of the dormer to the East is located in the same plane as the elevation 
below, and is contiguous to the elevation. Whereas the dormer the West is also on the same plane as the elevation 
below but separated from the elevation by the roof eaves. These features must be maintained to preserve the character 
of the house.  

4.3.9 Porch, Restoration: The front porch should face the street either with a shed roof running along the façade or a 
gable roof above the entrance. The columns supporting the roof should stop at the porch floor or at the height of the 
guard. The detailed form of the porch support and guards should be either modeled on classical style or turned wood 
posts, not literally but in character. 

4.3.10 Front door, Preservation: The main entrance door is currently located on the front of the south elevation. This is 
unusual for an Edwardian house, but given the rural context and the wide property, this layout may be original. Since we 
have no record of the original porch, we support the owner’s intention to move the main entrance to the front of the 
house with the porch facing Cumberland Street. The existing front door, frame and associated side lights must be 
retained and reinstalled or restored.    

4.3.11 Chimney, Restoration:  Due to the moving of the house the masonry foundation and lower storey of the chimney 
will not be retained. The existing is a stucco framed flue with a stucco finish.  We recommend that similar chimney be 
constructed in the location of the original and be capped with a decorative element, reminiscent of Edwardian details.  

4.3.12 Fenestration, Preservation: We are assuming that the position and size of opening in the exterior walls are original 
but that the divisions and multi pane sashes have been removed in the 1940’s renovation. Lintels may have been added 
then, thus reducing the window heights. We recommend that the existing openings be maintained where possible. Wide 
window surrounds would typically frame each opening.  

4.3.13 Windows, Restoration: Transoms and double hung windows are characteristic of the Edwardian style. Wide 
openings divided into three windows with posts in between are also typical of the style. We recommend that wood 
windows replace the existing ones, in keeping with Edwardian proportions, high and narrow. We support the owner’s 
intention to provide double glazed windows since none of the windows are original. Although the Edwardians included 
stained glass sashes and leaded multi-pane sashes, we do not feel these details are necessary to convey the overall 
Edwardian style of the house.  

4.3.14 Interiors, Rehabilitation: There is nothing significant remaining in the interiors of the house; therefore we support 
the owner’s intention to provide new modern interior finishes, services and equipment. There should be minimum 
intervention to the exterior due to interior improvements. We do not recommend additional exterior doors, windows, 
chimneys or glaring fixtures that may distract from the historic nature of the residence. Exposed mechanical equipment 
is particularly disturbing and should be avoided.   
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 4.3.15 Addition, Preservation: The owner is intending to extend the kitchen area onto the East side yard. We recommend 
that this addition be compatible but distinct from the main body of the house, thus highlighting the historic house. 
Different massing, fenestration and trim will contribute to the contrast between the old and the new. 

4.3.16 Discovery, Preservation: While stripping the exterior and interior finishes before moving, we recommend that the 
following element be revealed, documented and preserved if possible. It would also be desirable to have a heritage 
professional review the discoveries and add to the Conservation Plan: 

 Roof structure Front gable barge board ends and details Signs of past half-timbering pattern in front gable Front door framing, modification and alternate location Remaining porch supporting members, extent and quantity Framing of all windows, including added lintels, reduction and enlargement of openings Signs of window divisions and additional posts between original lights Original size of barge boards Exterior corner trim existing or removed Fragments of painted material to establish original colour Site work; concrete footings, walkways, retaining walls and services should be at documented

4.3 Historical True Colours 
We are currently researching the original color of the siding wooden slats. Discoveries of the original colors by paint 
analysis will be ongoing. We intend to match the restored colours with the VHF’s historical true colours palette. 
Typically, the Edwardian trim details and ornaments were painted white (or cream color) 

4.4 Proposed Heritage Revitalization Agreement 
We support the present design of the historic place because it conforms generally with the intent of the Standards and 
Guidelines for the Conservation of Historic Places in Canada.  

Figure 58: North view of heritage structure with garage 
(William Rhone Architect) 

Figure 59: South-west sketch of heritage house 
 (William Rhone Architect) 
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We support moving the heritage McKenzie Residence in order to leave enough room on the property to construct 
another house and garages; we also recognize that the existing foundation is damaged beyond repair and that new 
foundation will be beneficial to the heritage home.  

We also support the proposal because most features of the existing house will be maintained, rehabilitated or restored: 
the massing, the fenestration and cladding in particular. The set back to the street will be decreased in the proposed 
scheme because of the shallow depth of the property; we believe that it is more important to distance the residential 
use from the ancillary use, the heritage structure from the new garage, than up keeping the distance of the existing 
house from the street, due to its current suburban context. 

We also support the design of the development because of the restored Edwardian character of the historic structure, 
expressed in the articulated gable ends and their associated barge boards as well as the decorative half-timbering. Also 
consistent with the Edwardian character, are the delicate railings of the front porch and stairs, the window divisions and 
large fenestration surrounds. We appreciate the compatibility of the kitchen addition, while being distinct, thus 
accentuating the historic house. We also appreciate that the new house is designed in the Arts & Crafts style. 

We note that the landscaping of the property will be greatly improved, thus recalling the rural character of the 
McKenzie Residence’s origin. Please see Appendix 3 for additional sketches. 

End of Conservation Plan 
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Figure 19: Existing second floor plan  
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Figure 47: Wood stairs over original concrete ones 
Figure 48: Damaged foundation wall on the north side 
Figure 49: Metal object cast in original concrete sidewalk at the back 
Figure 50: Barge boards at top of front gable 
Figure 51: Closed soffit end return detail 
Figure 52: End of gable barge board 
Figure 53: Original porch remains at current location on the south side 
Figure 54: Existing trim at main floor level next to entrance door 
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Figure 56: Back side of original siding slat 
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5.2 Statement of Significane 
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5.3 Proposed Design for the McKenzie Residence and Historic Place 

Figure 60: Aerial Perspective of development (William Rhone Architect) Figure 61: Development site plan(William Rhone Architect) 

Figure 62: Front elevation of heritage residence(William Rhone Architect) Figure 63: Front elevation of new house(William Rhone Architect) 
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5.4 Standards and Guidelines for the Conservation of Historic Place in Canada 
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i http://en.wikipedia.org/wiki/Sapperton,_New_Westminster 
ii http://www.newwestpcr.ca/database/files/library/Queens_Park_History.pdf 
iii http://www.newwestpcr.ca/database/rte/files/Glenbrook%20Ravine%20History.pdf 
iv New Westminster Heritage Web Site, photo by W.T. Cooksley 
v http://search.ancestry.com/cgi-bin/sse.dll?gl=ROOT 
vivi Vancouver Heritage Foundation: Edwardian Style 
vii Victoria Heritage Foundation: Architectural Style Guide 
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APPENDIX D 

CERTIFICATION OF REGISTERED PROFESSIONAL 

Date: _______________ 

City of New Westminster 
511 Royal Avenue 
New Westminster, B.C. V3L 1H9 
Attention: Director of Development Services 

Re: Heritage Revitalization Agreement for 709 Cumberland Street 

I hereby give assurance that I have fulfilled my obligations for field review as indicated in my letter 
to the City of New Westminster dated _________________ in relation to the captioned property, 
and that the architectural components of the work comply in all material respects with the 
requirements of Appendix A of the Heritage Revitalization Agreement referred to in that letter. 
This letter is not being provided in connection with Part 2 of the British Columbia Building Code, 
but in connection only with the requirements of the Heritage Revitalization Agreement. 

__________________________________ 
Registered Professional’s Name 

__________________________________ 
Address 

__________________________________ 
Telephone No.  Signature and Seal 
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APPENDIX E 

21 VARIATIONS TO ZONING BYLAW NO. 6680, 2001 
 

  
709 Cumberland Street  
(with Heritage House) 

(shown as Lot A on Proposed 
Subdivision Plan) 

 
707 Cumberland Street 

(with new house) 

(shown as Lot B on Proposed 
Subdivision Plan) 

 
Minimum Site Area 
 

 
4,001.83 sq ft 
(371.78 sm) 

 

 
4,001.83 sq ft 
(371.78 sm) 

 
Maximum Floor Space Ratio 
 

0.57 
 

0.67 

 
Minimum Front Yard Setback 
 

13 ft (3.97 m) 
 

13 ft (3.97 m)  

 
Maximum Front Yard Projection 
 

6 ft (1.83 m) 
 

6 ft (1.83 m) 

 
Garage Site Coverage 
 

511.50 sq ft (47.52 sm) 
 

511.50 sq ft (47.52 sm) 

Garage Height  

 
21 ft (6.4 m) 

2 storeys 
 

 
21 ft (6.4 m) 

2 storeys 
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Appendix 2 

Heritage Designation Bylaw 7704, 2014. 



THE CORPORATION OF THE CITY OF NEW WESTMINSTER 

BYLAW NO. 7704, 2014 

A bylaw of the Corporation of the City of New Westminster to designate the lands, buildings, and 
structures located at 709 Cumberland Street as protected heritage property. 

________________________________________________________________________________ 

WHEREAS the Local Government Act, R.S.B.C. 1996, c.323 provides Council with authority, by 
bylaw, to designate real property, in whole or in part, as protected heritage property, on terms 
and conditions it considers appropriate; 

AND WHEREAS the registered owners of the land located at 709 Cumberland Street have entered 
into a heritage revitalization agreement in relation to the property, as authorized by Heritage 
Revitalization Agreement (709 Cumberland Street) Bylaw No. 7703, 2014 (the “Heritage 
Revitalization Agreement”), have requested that Council designate the lands, buildings and 
structures as protected heritage property, and have released the City from any obligation to 
compensate the registered owners for the effect of such designation; 

AND WHEREAS Council considers that 709 Cumberland Street has significant heritage value and 
character and is a prominent and valued heritage property in the City;  

AND WHEREAS Council considers that designation of 709 Cumberland Street as protected heritage 
property under the provisions of the Local Government Act is necessary and desirable for its 
conservation;  

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

1 TITLE 

1. This Bylaw may be cited for all purposes as "Heritage Designation Bylaw (709 Cumberland 
Street) No. 7704, 2014." 

2 INTERPRETATION 

2. In this Bylaw, the terms “heritage value”, “heritage character” and “alter” have the 
corresponding meanings given to them in the Local Government Act. 

3 DESIGNATION 

3. That portion of the lands located at 709 Cumberland Street in the City of New 
Westminster, British Columbia and legally described as Parcel Identifier: 028-076-257, Lot A 
Suburban Block 4 New Westminster District Plan BCP42825 shown outlined in bold and 
labelled lot “A” on the sketch plan attached hereto as Schedule “A”, and all buildings and 
structures located thereon (collectively, the “Property”), are hereby designated in their 
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entirety as protected heritage property under section 967 of the Local Government Act of 
British Columbia.  

4 PROHIBITION 

4. Except as expressly permitted by Section 5 or as authorized by a heritage alteration permit 
issued by the City, no person shall undertake any of the following actions, nor cause or 
permit any of the following actions to be undertaken in relation to the Property:  

(a) alter the exterior facade of a building or structure;  

(b) make a structural change to a building or structure; 

(c) move a building or structure; or 

(d) alter, excavate, or build on land anywhere on the Property.  

5 EXEMPTIONS 

5. Despite Section 4, the following actions may be undertaken in relation to the Property 
without first obtaining a heritage alteration permit from the City: 

(a) non-structural renovations or alterations to the interior of a building or structure 
that do not alter the exterior appearance of the building or structure; and 

(b) normal repairs and maintenance that do not alter the exterior appearance of a 
building or structure. 

6. For the purpose of section 5, “normal repairs” means the repair or replacement of non-
structural elements, components or finishing materials of a building, structure or protected 
feature or fixture with elements, components or finishing materials that are equivalent to 
those being replaced in terms of heritage character, material composition, colour, 
dimensions and quality. 

6 MAINTENANCE 

7. The Property shall be maintained in good repair in accordance with the City of New 
Westminster Heritage Site Minimum Maintenance Standards Bylaw No. 6498, 1998, as 
amended or replaced from time to time, and, in the event that Bylaw No. 6498 is repealed 
and not replaced, the Owners shall continue to maintain the Property to the standards that 
applied under Bylaw No. 6498 immediately prior to its repeal. 

7 HERITAGE ALTERATION PERMITS 

8. Where a heritage alteration permit is required under this Bylaw for a proposed action in 
relation to the Property, application shall be made to the City of New Westminster 
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Development Services Department, Planning Division in the manner and on the form 
prescribed, and the applicant shall pay the fee imposed by the City for such permit. 

9. City Council, or its authorized delegate, is hereby authorized to: 

(a) issue a heritage alteration permit for situations in which the proposed action would 
be consistent with the heritage protection provided for the Property under this 
Bylaw and the Heritage Revitalization Agreement; 

(b) withhold the issue of a heritage alteration permit for an action which would not be 
consistent with the heritage protection provided for the Property under this Bylaw 
or the Heritage Revitalization Agreement;   

(c) establish and impose terms, requirements and conditions on the issue of a heritage 
alteration permit that are considered to be consistent with the purpose of the 
heritage protection of the Property provided under this Bylaw and the Heritage 
Revitalization Agreement; and 

(d) determine whether the terms, requirements and conditions of a heritage alteration 
permit have been met. 

8 RECONSIDERATION BY COUNCIL 

10. An applicant or owner whose application for a heritage alteration permit for alteration of 
the Property has been considered by an authorized delegate may apply for a 
reconsideration of the matter by Council, and such reconsideration shall be without charge 
to the applicant or owner. 

 
READ A FIRST TIME this ___ day of ______________, 2014. 
 
READ A SECOND TIME this ___ day of _____________, 2014. 
 
PUBLIC HEARING held this ___ day of _____________, 2014. 
 
READ A THIRD TIME this ___ day of ________________, 2014. 
 
ADOPTED this ___ day of ______________, 2014. 
 
              
Mayor       Corporate Officer 
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Appendix 4 

Advisory Planning Commission 

Minutes of June 17, 2014 



Doc# 581675 

City of New Westminster 
 

R E P O R T  
 

ADVISORY PLANNING COMMISSION 
 

To: Mayor W. Wright and Members of 
Council in Committee of the Whole 
 

Date: 2014 Aug 25 

From: Advisory Planning Commission 
 

File: HER00504 

Subject: 709 Cumberland St - Results of June 17, 2014 Meeting 
 
 
RECOMMENDATION 
 
THAT Council receive for information the Advisory Planning Commission’s 
recommendations namely: 
 

MOVED and SECONDED 
THAT the On Table letter of June 16, 2014 from Anoma Hettige Re: 709 
Cumberland Street be received; 
 
AND THAT the proposed Heritage Revitalization Agreement (HRA) for the house 
located at 709 Cumberland Street be supported. 

 

BACKGROUND   
 
Julie Schueck, Heritage and Community Planner, summarized the report dated June 17, 
2014 regarding a proposed Heritage Revitalization Agreement (HRA) for the house located 
at 709 Cumberland Street.  Ms. Schueck advised that the applicants propose entering into 
an HRA in order to restore and provide legal protection for the 1911 Edwardian-style 
house. In return, the applicants are requesting subdivision of the property into two and an 
increase in allowable density on each site. 

 
Bill Rhone, Architect, summarized the details of the application as outlined in the report 
dated June 17, 2014, and noted the following information: 
  The heritage house located on the property would be reconstructed through 

consultation with the City's Heritage Planner;  The second house on the lot has been designed to complement the heritage 
house; and, 
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  The proposed exterior paint colours would match the paint colours utilized 

on the original 1911 house. 
 

The Commission commended the applicant on the proposal, specifically with respect to 
the retention and design plans for the heritage home. 
 
EXISTING POLICY/PRACTICE   
 
The Advisory Planning Commission reviews applications for rezoning and makes 
recommendations in a report to City Council for its consideration. This report is based on 
the June 17, 2014 minutes of the Advisory Planning Commission.  
 
This report has been prepared for the Advisory Planning Commission by: 
 
Julia Dykstra, 
Planning Assistant 
 
:jd 
 
 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment A: 
 

Correspondence Received at the June 17, 2014 
Advisory Planning Commission Meeting 

 







Agenda Item 343/2014 

R E P O R T  
Development Services 

To: Mayor Wright and Members of Council 

Committee of the Whole  Meeting 

Date: 8/25/2014 

From: Beverly Grieve 

Director of Development Services 

File: HER00326 

Report #: 343/2014 

Subject: 101 Third St Heritage Designation Bylaw No. 7708, 2014 for First and 

Second Readings 

RECOMMENDATION: 

THAT Council refer Bylaw No. 7708, 2014 for the voluntary heritage designation 

of 101 Third Street for consideration of First and Second Readings, and forward 

the Bylaw to a Public Hearing on September 16, 2014. 

PURPOSE 

The purpose of this report is to provide Council with information for their consideration 

of a voluntary Heritage Designation application for 101 Third Street for First and Second 

Readings.  

BACKGROUND 

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

the OCP in order to change the OCP designation from Residential Low Density (RL) to 

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

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

adopted the OCP amendment and the rezoning bylaws on June 12, 2006.  The proposed 

Heritage Designation Bylaw would fulfill the final requirements of the 2006 applicat ions.  

See Appendix A for Heritage Designation Bylaw No. 7708, 2014. 

In May 2014, the Urban Academy Society applied for a Heritage Revitalization 

Agreement in order to retain and restore the exterior and certain interior elements of the 

heritage building (Robson Manor) located at 101 Third Street. The applicant proposes to 

incorporate the adjacent site at 228 Manitoba and to construct a new school building an 

“L”-shape around the existing heritage building. Toward this, the applicant has also

10.



City of New Westminster August 25, 2014 2 

 

 

Agenda Item 343/2014 

applied for an Official Community Plan (OCP) amendment to change the designation of 

228 Manitoba from Multiple Dwelling District (Low Rise) (RM-2) to School (S).   

 

Both the HRA and OCP applications are under consideration by Council and are currently 
undergoing community and committee consultation. The Heritage Designation Bylaw is 

being processed prior to the current HRA and OCP bylaws being considered for First and 

Second Readings. 

 

Robson Manor is listed on the City’s Heritage Register.  See Appendix B for the updated 

Statement of Significance. 

 

SITE CONTEXT 

 

The subject property at 101 Third Street is located in the Queen’s Park neighbourhood, 
between Royal Avenue and Queen’s Avenue.  Across the street, to the west, is Tipperary 
Park; to the north are single family residential dwellings; to the east are low-rise multi-

family apartments; and to the south is an eleven storey mid-rise tower.  A site context 

map is attached in Appendix C. 

 
POLICY CONTEXT 

 

A Heritage Designation Bylaw is a form of land use regulation that places long-term 

protection on the land title of a property and which is the primary form of regulation that 

can prohibit demolition. Any changes to a protected heritage property must first receive 

approval from City Council (or its delegate) through a Heritage Alteration Permit.  

Provisions for the local government to place Heritage Designation Bylaws on properties 

are set out in Sections 967, 968 and 969 of the Local Government Act.   

 

The City may consider voluntary applications for heritage designation, and must consider 

possible ramifications of designating the property, as set out in the Local Government 

Act.  Because one such ramification is the right of a property owner to sue for 

compensation if a reduction in market value can be proven as being directly attributable 

to the designation, the City requests that all applicants sign a waiver.  Should the 
applicant chose not to sign the waiver, the City has the option of refusing the designation 

request. 

 

Legal Requirements of Municipal Heritage Designation 

 

Section 968, Part 27 of the Local Government Act sets out the procedure for local 

governments to adopt a municipal heritage designation bylaw. The local government 

report regarding the property to be designated must include information respecting the 

following matters: 

 

 The heritage value or character of the of the property;  The compatibility with the official community plan;  The compatibility with lawful uses of the property and adjoining lands; 
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 The condition and economic viability of the property; and  The possible need for financial or other support to enable appropriate conservation. 
 

DISCUSSION 

 

Heritage Value/Character of the Property 

 

Built in 1935, Robson Manor is valued as a fine example of a Dutch Colonial Revival 

style residence, and features a side gambrel roof.  Robson Manor is a rarity in the local 

context, as the Dutch Colonial Revival style was not commonly employed as a residential 

style in western Canada.  
 

Additionally, the largely original interior of Robson Manor retains important att ributes 

such as millwork of oak and exotic woods, and ornate cast plaster ceilings. The associated 

landscape features contribute to the grand image of the property, and include a semi-

circular drive and granite block front wall.  

 

Robson Manor was designed in the offices of the Vancouver-based Dominion 

Construction Company, with the plans being prepared by its chief engineer, Sydney 

Arnold Lake (1884-1945). Primarily known as one of the largest and most successful 

construction companies in Western Canada, Dominion Construction also had a long and 

varied history in the design of buildings through the employment of in-house architectural 

staff.  

 

The heritage value of Robson Manor is also associated with its original owners, timber 

magnate James Goodfellow Robson (1887-1959) and Jean Robinson (née Law) Robson 
(1888- 1956), regarded as among New Westminster’s most prominent citizens. Robson 
arrived in B.C. in 1906, and by 1911 was the manager of the Timberland Lumber 

Company. In 1918, he assumed ownership of the company and developed it into one of 

British Columbia’s largest lumber firms. Robson served on the local school and parks 
boards, and was a generous benefactor to organizations such as the YMCA and the 

Queen’s Avenue United Church. 
 

Compatibility with the Official Community Plan  

 

The property at 101 Third Street is located in the Queen’s Park neighbourhood, as 
identified in the New Westminster OCP. The application to designate this property 

complies with a number of the goals identified in Chapter 6 of the OCP on Heritage and 

Neighbourhood Character, including: 

  Preserve or enhance the historic assets in both residential and commercial areas and 

utilize them …to promote the historic character and stature of New Westminster’s 
community;  

 Promote the conservation and enhancement of buildings and sites which have historic 
or cultural significance to the community; 
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 continue to build upon the historic assets of the City;  promote awareness of the City’s historic assets; and  utilize a variety of tools to retain and enhance the City’s heritage resources. 
 

Compatibility with Lawful Uses of the Property and Adjoining Lands 

 

The property at 101 Third Street is designated School (S) in the OCP and is zoned Third 

Street Comprehensive Development Districts (P-CD-1). The current land use conforms to 

the OCP designation and the Zoning Bylaw. The protection of the house is compatible 

with lawful uses of the property.   

 

The property is bordered on the north by properties designated in the OCP as Residential 

– Low Density (RL); bordered on the south and east by properties designated Residential 

– Medium or High Density (RM/RH), and bordered on the west by property designated as 

Park (P). The conservation of the property is compatible with these surrounding land 
uses. 

 

Condition and Economic Viability of the Property 

 

The owners of the subject property, the Urban Academy Society, have maintained the 

building ensuring that the house has structural integrity and the ongoing care of the 

building is economically viable. 

 

Possible Need for Financial or Other Support to Enable Appropriate Conservation 

 

The Urban Academy Society has applied for a Heritage Revitalization Agreement  which 

is a non-financial incentive tool available to the City to utilize in the conservation of 

historic structures within the community.  The Heritage Designation Bylaw would not 

create a need for financial support from the City. 
 

The owners have signed a waiver indemnifying the City from any loss in market value of 

the property that might result from the Heritage Designation. 

 

INTERDEPARTMENTAL LIAISON 

 

The City Solicitor was consulted on the preparation of this bylaw. 

 

OPTIONS 

 

Council has the following options to consider: 

 

1. That Council refer Bylaw No. 7708, 2014 for the voluntary heritage designation of 

101 Third Street to Regular Council for consideration of First and Second 

Readings, and forward the Bylaw to a Public Hearing on September 16, 2014; or  
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2. That Council give staff other direction. 

 

Staff recommends Option #1. 
 

CONCLUSION 

 

Designating the dwelling and lands at 101 Third Street as a municipal heritage site would 

be in keeping with the broader heritage goals of the community.  The proposed Heritage 

Designation is compatible with the OCP and the lawful uses of the property and adjoining 

lands. The conservation of the site is economically viable by the owners and would not 

require financial support from the City. 

 

 

 

ATTACHMENTS: 

 

Appendix A: Heritage Designation Bylaw 7708, 2014 

Appendix B: Statement of Significance 
Appendix C: Site Context Map 

 

 

Original Signed by: 

 

 

 Original Signed by: 

Julie Schueck, 

Heritage and Community Planner 

 

 

 Jackie Teed, 

Manager of Planning 

  Approved for Presentation to Council 

   

 

 

 
For: 

Beverly Grieve 

Director Development Services 

 Lisa Spitale 

Chief Administrative Officer 
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THE CORPORATION OF THE CITY OF NEW WESTMINSTER  

 
BYLAW  NO. 7708, 2014 

 
A bylaw of the Corporation of the City of New Westminster to designate the lands, buildings and 

structures located at 101 Third Street (Robson Manor), as protected heritage property. 
  

 

WHEREAS the Local Government Act, R.S.B.C. 1996, c.323 provides Council with authority, by 

bylaw, to designate real property, in whole or in part, as protected heritage property, on terms and 

conditions it considers appropriate; 

 

AND WHEREAS the registered owners of 101 Third Street have requested that Council 

designate the lands, buildings and structures as protected heritage property, and have released 

the City from any obligation to compensate the registered owners for the effect of such 

designation; 

 

AND WHEREAS Council considers that 101 Third Street has significant heritage value and 

character and is a prominent and valued heritage property in the City;  

 

AND WHEREAS Council considers that designation of 101 Third Street as protected heritage 

property under the provisions of the Local Government Act is necessary and desirable for its 

conservation;  

 

NOW THEREFORE City Council of the Corporation of the City of New Westminster enacts as 

follows: 

 

TITLE 

 

1. This Bylaw may be cited for all purposes as "Heritage Designation Bylaw (101 

Third Street) No. 7708, 2014." 

 

INTERPRETATION 

 

2. In this Bylaw, the terms “heritage value”, “heritage character” and “alter” have the 

corresponding meanings given to them in the Local Government Act. 
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DESIGNATION 

 

3. The lands, buildings and structures located at 101 Third Street in the City of New 

Westminster, British Columbia, more particularly described as: 

 

  LOT G, BLOCK 34, NEW WEST DISTRICT GROUP 1, PLAN 16681 AND 

LOT 4 EX E66' BLK 34 

  Parcel Identifiers:  002-239-345 and 002-220-768 

 

  (collectively, the “Property”) 

 

are hereby designated in their entirety as protected heritage property under the 

provisions of the Local Government Act of British Columbia. 

 

PROHIBITION 

 

4. Except as expressly permitted by Section 5 or as authorized by a heritage 

alteration permit issued by the City, no person shall undertake any of the following 

actions, nor cause or permit any of the following actions to be undertaken in 

relation to the Property:  

 

(a) alter the exterior facade of a building or structure;  

(b) make a structural change to a building or structure; 

(c) move a building or structure; or 

(d) alter, excavate or build on land anywhere on the Property.  

 

EXEMPTIONS 

 

5. Despite Section 4, the following actions may be undertaken in relation to the 

Property without first obtaining a heritage alteration permit from the City: 

 

(a) non-structural renovations or alterations to the interior of a building or 

structure that do not alter the exterior appearance of the building or 

structure;  and 
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(b) normal repairs and maintenance that do not alter the exterior appearance 

of a building or structure.   

 

6. For the purpose of section 5, “normal repairs” means the repair or replacement of 

non-structural elements, components or finishing materials of a building, structure 

or protected feature or fixture with elements, components or finishing materials that 

are equivalent to those being replaced in terms of heritage character, material 

composition, colour, dimensions and quality. 

 

MAINTENANCE 

 

7. The Property shall be maintained in good repair in accordance with the City of New 

Westminster Heritage Site Minimum Maintenance Standards Bylaw No. 6498, 

1998, as amended or replaced from time to time, and, in the event that Bylaw No. 

6498 is repealed and not replaced, the Owners shall continue to maintain the 

Existing Heritage Building and the Land to the standards that applied under Bylaw 

No. 6498 immediately prior to its repeal. 

 

HERITAGE ALTERATION PERMITS 

 

8. Where a heritage alteration permit is required under this Bylaw for a proposed 

action in relation to the Property, application shall be made to the City of New 

Westminster Development Services Department, Planning Division in the manner 

and on the form prescribed, and the applicant shall pay the fee imposed by the City 

for such permit. 

 

9. City Council, or its authorized delegate,  is hereby authorized to: 

 

(a) issue a heritage alteration permit for situations in which the proposed action 

would be consistent with the heritage protection provided for the Property 

under this Bylaw and the Heritage Revitalization Agreement; 

 

(b) withhold the issue of a heritage alteration permit for an action which would 
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not be consistent with the heritage protection provided for the Property 

under this Bylaw or the Heritage Revitalization Agreement;   

 

(c) establish and impose terms, requirements and conditions on the issue of a 

heritage alteration permit that are considered to be consistent with the 

purpose of the heritage protection of the Property provided under this 

Bylaw and the Heritage Revitalization Agreement; and 

 

(d) determine whether the terms, requirements and conditions of a heritage 

alteration permit have been met. 

 

RECONSIDERATION BY COUNCIL 

 

10. An applicant or owner whose application for a heritage alteration permit for 

alteration of the Property has been considered, by an authorized delegate, may 

apply for a reconsideration of the matter by Council, and such reconsideration shall 

be without charge to the applicant or owner. 

 

 

READ A FIRST TIME this   day of   2014. 
 
READ A SECOND TIME this  day of   2014. 
 
PUBLIC HEARING held this  day of   2014. 
 
READ A THIRD TIME this   day of   2014. 
 
ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this 
  day of    2014. 
 
 

________________________ 
MAYOR 

 
 

________________________ 
CORPORATE OFFICER 
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Statement of Significance 

101 Third Street 

“Robson Manor” 

 

DESCRIPTION OF HISTORIC PLACE 

 

‘Robson Manor’ is a two and one-half storey plus basement, wood-frame Dutch Colonial 

Revival residence, with a side gambrel roof and a balcony above the porte-cochère at the 

front entry. It is located in the Queen’s Park Historic District that features high-styled, 

late nineteenth and early twentieth-century single-family residences. ‘Robson Manor’ is 

situated on a corner lot at Manitoba and Third Streets, with a mature surrounding garden, 

granite block perimeter wall and semi-circular driveway. There are views from the house 

across the adjacent Tipperary Park to the Fraser River.  

 

HERITAGE VALUE OF HISTORIC PLACE  

 

Built in 1935, ‘Robson Manor’ is valued as a fine example of a Dutch Colonial Revival 

style residence, and features a side gambrel roof.  The Dutch Colonial revival style was 

commonly seen in the United States between the two World Wars, when period revival 

styles reached the height of their popularity.  Further impetus was given to the use of the 

Colonial Revival styles during the American Sesquicentennial in 1926, when patriotism 

was at a fever pitch and architectural fashion favoured the use of traditional, Colonial 

models. ‘Robson Manor’ is a rarity in the local context, as the Dutch Colonial Revival 

style was not commonly employed as a residential style in western Canada.  

 

Additionally, the largely original interior of ‘Robson Manor’ retains important attributes 

such as millwork of oak and exotic woods, and ornate cast plaster ceilings. The 

associated landscape features contribute to the grand image of the property, and include a 

semi-circular drive and granite block front wall.  

 

‘Robson Manor’ was designed in the offices of the Vancouver-based Dominion 

Construction Company, with the plans being prepared by its chief engineer, Sydney 

Arnold Lake (1884-1945). Primarily known as one of the largest and most successful 

construction companies in Western Canada, Dominion Construction also had a long and 

varied history in the design of buildings through the employment of in-house 

architectural staff.  

 

Additionally, the heritage value of ‘Robson Manor’ is associated with its original owners, 

timber magnate James Goodfellow Robson (1887-1959) and Jean Robinson (née Law) 

Robson (1888- 1956), regarded as among New Westminster’s most prominent citizens. 

Robson arrived in B.C. in 1906, and by 1911 was the manager of the Timberland Lumber 

Company. In 1918, he assumed ownership of the company and developed it into one of 

British Columbia’s largest lumber firms. Robson served on the local school and parks 



boards, and was a generous benefactor to organizations such as the YMCA and the 

Queen’s Avenue United Church. 

 

CHARACTER-DEFINING ELEMENTS  

 

Key elements that define the heritage character of the ‘Robson Manor’ include its: 

 

• Corner location across from Tipperary Park, with a deep setback from the property line;  

• Setting within a context of prestigious, early twentieth century single-family residences; 

• Residential form, scale and massing as expressed by its: two and one-half storey plus 

full basement height; symmetrical front façade with central entry; side gambrel roof with 

projecting front gable, rear gambrel roof, and shed roof dormers; and L-shaped plan;  

• Construction materials such as random coursed granite block foundation at front, cedar 

shingle cladding and wood-frame construction; 

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

• Additional exterior elements such as: front porte-cochère comprised of granite piers 

with grouped square columns and scroll-cut balustrades; rear elevation open porch with 

balcony above; upper-storey patio on side elevation extension with scroll cut balustrades; 

oak front-entrance assembly with sidelights and oak door with bevelled glass, multi-

paned glazing and Art Deco style hardware; broad, brick front-entrance steps; exterior 

basement access; and two red-brick chimneys; 

• Asymmetrical, regular fenestration such as: double-hung wooden-sash windows with 

multi-paned upper sashes; triple-assembly first-storey windows with fixed, segmental 

arched central window sash flanked by double- hung wooden-sash windows; stair 

window displaying stained glass, shield motif with angled bottom frame and transoms; 

and fixed horizontal twelve-paned window;  

• Interior elements that date to the original construction, including: original room 

configurations; main floor front parlour with mahogany trim, tiled fireplace and coved, 

plaster ceilings with plaster medallions; main floor dining room with mahogany panelling 

and cast plaster ceiling; main entry hall with French doors with bevelled glass and 

rosettes between the panes; quarterpace, front hall staircase with turned balusters and oak 

wainscoting; other rooms with oak trim; Art Deco style chandeliers and wall sconces; oak 

floors with inlay patterns; original cast iron radiators with fir radiator covers; two mosaic-

tiled bathrooms on the second floor with original fixtures; and original doors and 

hardware; and  

• Associated landscape features including a semi- circular drive and a random coursed, 

granite block front wall. 
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R E P O R T  
Development Services 

To: Mayor Wright and Members of Council 

Committee of the Whole  Meeting 

Date: 8/25/2014 

From: Beverly Grieve 

Director of Development Services 

File: REZ00096 

Report #: 10/2014 

Subject: Proposed Rezoning of 1026 Cornwall St. from (RS-2) to (RS-5) to 

Permit Subdivision into 2 Lots - First and Second Reading Report 

RECOMMENDATION: 

THAT Council refer Zoning Amendment Bylaw 7719, 2014, to rezone 1026 

Cornwall Street from Single Detached Dwelling Districts (RS-2) to Single 

Detached Dwelling Districts (Small Lots) (RS-5), for consideration of First and 

Second Readings, and forward the Bylaw to a Public Hearing on September 16, 

2014. 

PURPOSE 

This application was the subject of a preliminary report to Council on April 15, 2014. The 

applicant proposes to rezone the property addressed as 1026 Cornwall Street from Single 

Detached Dwelling Districts (RS-2) to Single Detached Dwelling Districts (Small Lots) 

(RS-5) for the purpose of subdividing it into two lots and building two new houses. The 

purpose of this report is to advise Council of the application, including in regard to the 

first two readings of the related zoning amendment bylaw. 

BACKROUND 

Owner: 

Applicant: 

Gurusamy Sarathy 

Nancy Dheilly 

Existing Zoning: Single Detached Dwelling Districts (RS-2) 

11.
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Existing Lot 

Characteristics: 

Frontage: 66 ft. (20.1 m.) 

Depth:132 ft. (40.2 m.) 

Total site area: 8,712 sq. ft. (809 sq. m.) 
 

Existing House: Legally non-conforming duplex, built 1941, to be demolished. 

A Heritage Assessment commissioned for the existing house 

prior to the commencement of the application process described 

the building as having limited heritage significance. A photo of 

the existing house and the complete Heritage Assessment 

Summary are in Appendix 3 in the Preliminary Report to 

Council. The Heritage Planner concurs with this assessment. 

 

Previous applications: None 

 

Previous reports: April 15, 2014; Preliminary Report received by Council 

 

PROPOSAL 

 

Zoning: Single Detached Dwelling Districts (Small Lots) (RS-5) to 

permit subdivision into two lots. 

 

Lots (each): Frontage: 33 ft. (10 m.) 

Depth: 132 ft. (40.2 m.) 

Area: 4,356 sq. ft. (404.7 sq. m.) 

 

Houses: Both houses will comprise approximately 2,176 sq. ft.  

(202 sq. m.) and have double detached garages accessed from 

Oxford Street, which is like a rear lane. A site plan and 

streetscape drawing are included in Appendices 1 and 2. 

 

1026 Cornwall St.: Will not contain a secondary suite 

Two storeys (no basement) 

25.5 percent site coverage 
Front setback: 22.48 ft. (6.85 m.) 

 

1028 Cornwall St.: Will contain a two-bedroom secondary suite 

Two storeys plus basement 

19.6 percent site coverage 

Front setback: 28.5 ft. (8.69 m.) 

 

SITE CONTEXT 

 

The subject property is located close to the centre of the Brow of The Hill 

neighbourhood. The majority of the properties between Eighth and Twelfth streets and 

Queen’s and Fifth avenues are single detached dwellings but most blocks have at least 
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one apartment building. There are also two churches, one commercial/residential building 

(corner Tenth Street and Third Avenue) as well as a number of vacant lots. In the 1000-

block of Cornwall Street there are eight properties containing houses on the Heritage 

Register. Both sides of the street are served by “lane-like” streets at the rear. 
 
Further to the west is Twelfth Street. Further to the north is Moody Park. Zoning and 

Land Use maps are in Appendices 7 and 8 in the Preliminary Report. 

 

Existing Zoning, Use and Development Potential  

A comparison of the existing (RS-2) zoning and the proposed (RS-5) zoning is contained 

in Appendix 5 in the Preliminary Report. The only significant difference between the 

zones is the minimum lot size which is 6,000 sq. ft. /557 sq. m. in the (RS-2) District and 

4,000 sq. ft./372 sq. m. in the (RS-5) District. 

 

Site Constraints 

There are no significant site constraints associated with the subject property. The 1000 -

block of Cornwall Street slopes down towards Eleventh Street, such that most properties 

have retaining structures on at least part of their side property lines. 

 

Proximity to Transit Services 

 

Transit Facility Service 

Level 

Distance  

SkyTrain Station  1.1 km New Westminster Station 

Frequent Transit Network 10 min. 0.5 km Eighth St. & Third Ave. 

Transit Stop 30- 60 min 0.3 km Twelfth St. & Third Ave. 

 

The subject property is within walking distance of both frequent and non-frequent bus 

service. 

 

Neighbourhood Context 

 

The subject application was reviewed in the context of the surrounding approximately  

800 ft./244 m. neighbourhood area comprising 244 properties. A summary of several 

aspects of the proposed rezoning and subdivision as it relates to the neighbourhood 

analysis area follows. A map of the Neighbourhood Analysis Area is in Appendix 6 in the 

Preliminary Report. 

 

Land Use and Zoning 

 
Of the 244 properties in the neighbourhood analysis area, 78 percent (191) are zoned for 

Single Detached Dwellings and 21 percent (51) for multi-family. There is also one 

duplex-zoned property and one mixed commercial/residential zoned property. A map of 

the zoning in the area is in Appendix 7 in the Preliminary Report. 
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In addition to single detached dwellings, duplexes and conversions, the area contains 44 

apartment buildings, six townhouse sites, 11 vacant properties, two churches and 1 mixed 

commercial/residential property. A map of the land use in the area is in Appendix 8 in the 

Preliminary Report. 

 
Lot Size and Frontage Characteristics 

 

Lot frontages in the neighbourhood range between 22 and 101 ft./6.7 – 30.8 m., with 21 

percent of the lots (39) being the same width or narrower than the subject application. The 

most common frontages are 50-55 ft./15.2-16.8 m. (38 percent/20 properties) and 65-70 

ft./19.8-21.3 m. (27 percent/51 properties).  

 

In regard to lot size, there are more smaller properties than the frontage statistics suggest, 

with 46 percent (87 properties) having site areas the same or smaller than the applicant 

proposal. Only 17 properties (9 percent) are of a size that could be considered eligible for 

future rezoning and subdivision application (i.e. 8,000 ft
2
/743 m

2
 or larger). 

 

House Age 

 

The average age of the housing stock in the study area is 83 years old (1930), with only 
26 percent (47) of the buildings having been built since 1950 and only 13 in the past 20 

years. Thirty percent of the houses (57) are on the Heritage Register. 

 

Lots Within the Same Block 

 

Within the 20 properties in the 1000-block of Cornwall Street there is a diversity in lot 

characteristics and land use. 

 

 Frontages: 33 - 137 ft./10 – 42 m. There are five existing lots (25 percent) with 
frontages identical to the proposed frontages at 1026 Cornwall St. 

 Lot sizes: 3,000 – 18,000 ft
2
/279 – 1,672 m

2
. Six existing lots (30 percent) in the 

block are identical in size to the proposed lot sizes and one is smaller. 

 Building age: the average age of buildings in the block is 1935. Ages range from 
1890 to 2005. 

 Land Use: Two apartment buildings, nine houses with suites, seven houses without 
suites, one duplex and one vacant lot. 

 

POLICY CONTEXT 

 

The subject property is designated Residential – Brow of the Hill (RBH) in the Official 

Community Plan and the Brow of The Hill Action Plan (BOTHAP). This area will 

contain low density residential uses including single detached houses, houses with a 

secondary suite, duplexes, churches, and may contain small scale local commercial uses 

such as home based businesses and corner stores. A map of the Brow of the Hill Proposed 

Land Use Concept and the complete description of the RBH designation are contained in 

Appendix 4 in the Preliminary Report. 
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The BOTHAP states that, “the City will seek to encourage the retention and creation of 
new, well-designed single detached dwellings and other forms of low density housing.” 
(p.22). Additionally, one of the goals in the Housing and Growth section of the plan is 

that “single detached dwellings will be encouraged in the area.” (p. 24) (Excerpt from 
BOTHAP in Appendix 3) 
 

The City’s Affordable Housing Strategy contains nine Strategic Directions.  Strategic 
Direction #7 is to “support appropriate infill and intensification.” (see Appendix 4)  

 

PROJECT REVIEW PROCESS 

 

1. Information Report to Council – received April 14, 2014. 

2. Applicant presented proposal to the Brow of The Hill Residents’ Association on 
May 8, 2014. 

3. Applicant made an information presentation to the Advisory Planning Commission 

on May 20, 2014. 

4. Applicant held a Public Open House on June 21, 2014. 

5. Applicant presented the proposal for formal review by the Advisory Planning 

Commission on July 15, 2014. Commission voted to support the rezoning 

application. (Minutes in Appendix 5) 

6. Formal report regarding First and Second readings of the Zoning Bylaw 

amendment – under consideration today. 

7. Public Hearing and possible Third Reading of the Zoning Bylaw amendment – 

tentatively, September 16, 2014. 

8. Fourth Reading/adoption of the Zoning Bylaw amendment – tentatively, 

November 3, 2014. 

9. At the time of registration of the proposed subdivision, covenants for the site plans 

and four elevation drawings of each house will be registered on the new property 

titles. 

 

DISCUSSION 

 

In terms of land use, lot size, frontage and unit size, the proposal is not out of character 

for the block in which it is located nor the larger neighbourhood area analyzed. 

 
With regard to City policies and plans, the proposal complies with the OCP land use 

designation and neighbourhood plan’s goal of retaining single family housing stock and 
creating new well-designed single detached dwellings. As well, the proposal is consistent 

with the City’s Affordable Housing Strategy in that the increase in density and the infill 

siting are appropriate for the neighbourhood context. 
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ADOPTION REQUIREMENTS 

 

The Engineering Department will need to confirm that sufficient fees and deposits have 

been paid and paperwork received in connection with the associated subdivision before 

the rezoning bylaw amendment can be brought forward for adoption.  
 

INTERDEPARTMENTAL LIAISION 

 

The Development Review Committee, comprising Development Services, Engineering 

and other staff, reviewed the proposal on February 4, 2014 proposal and did not identify 

any technical issues with the proposal. 

 

OPTONS FOR CONSIDERATON 

 

The following options are presented for Council’s consideration:  
 

1. That Council refer Zoning Amendment Bylaw 7719, 2014, to rezone 1026 

Cornwall Street from Single Detached Dwelling Districts (RS-2) to Single 

Detached Dwelling Districts (Small Lots) (RS-5), for consideration of First and 

Second Readings, and forward the Bylaw to a Public Hearing on September 16, 
2014. 

 

2. That Council receive this report and take no further action. 

 

3. That Council provide staff with other direction. 

 

Staff recommends Option 1. 

 

CONCLUSION 

 

The proposed rezoning and subdivision to create two lots with areas of 4,356 ft.²/405 m² 

is appropriate for the neighbourhood context and is supported by City policies. The 

Advisory Planning Commission supports the project. 

 

 

 

ATTACHMENTS: 

 

Appendix 1: Site Plan 

Appendix 2: Streetscape Drawing 

Appendix 3: Excerpts from Brow of the Hill Action Plan 

Appendix 4: Excerpts from Affordable Housing Strategy 

Appendix 5: Excerpted Minutes of July 15, 2014 Advisory Planning Commission 

Meeting 

Appendix 6: Zoning Amendment Bylaw 7719, 2014 
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Original Signed by: 

 

 

 

 Original Signed by: 

 

 

David Guiney 

Senior Planning Analyst 

 

 Jackie Teed 

Manager of Planning 

 

 

  Approved for Presentation to Council 

   

 

 

 

For: 

Beverly Grieve 

Director of Development Services 

 Lisa Spitale 

Chief Administrative Officer 

 
 



 

 

 

 

 

Appendix #1 – Proposed Site Plan 



 



 

 

 

 

 

Appendix #2 – Proposed Streetscape 



 

 

 

 



 

 

 

 

 

Appendix #3 – Excerpts from Brow of The Hill Action Plan 

 



 



 



 

 

 

 

 

Appendix #4 - Excerpt from Affordable Housing Strategy 

 



 



 

 

 

 

 

Appendix #5 - Associated APC Minutes 

  



 

 



 



 

 

 

 

 

Appendix #6 – Zoning Bylaw 7719, 2014 

  



 

CORPORATION OF THE CITY OF NEW WESTMINSTER 

 

BYLAW NO. 7719, 2014 

 

A Bylaw to Amend Zoning Bylaw No. 6680, 2001 
 

  WHEREAS the Local Government Act authorizes a local government to zone 

areas of a municipality and to make regulations pursuant to zoning. 

 

  NOW THEREFORE THE CITY COUNCIL of the Corporation of the City of 

New Westminster in open meeting assembled ENACTS AS FOLLOWS: 

 

1.  This Bylaw may be cited for all purposes as “Zoning Amendment Bylaw No. 
7719, 2014.” 

 

2.  Zoning Bylaw No. 6680, 2001 is hereby amended as follows: 

 

  That certain parcel of land situate within the City of New Westminster, British 

Columbia and more particularly described as: 

 

Parcel Identifier:  001-664-166 

LOT 14 OF LOTS 16 AND 17 SUBURBAN BLOCK 6 PLAN 2620 

(municipally known as 1026 Cornwall Street  ) 

 

and which is presently zoned Single Detached Dwelling Districts (RS-2) is hereby rezoned 

to Single Detached Dwelling Districts (Small Lots) (RS-5) and the plan annexed as 

Schedule “A” to Zoning Bylaw No. 6680, 2001 is hereby amended to reflect this rezoning. 
 

GIVEN FIRST READING this                         day of    2014. 

 

GIVEN SECOND READING this day of 2014. 

 

PUBLIC HEARING held this day of 2014. 

 

GIVEN THIRD READING this day of 2014. 

 

ADOPTED and the Seal of the Corporation of the City of New Westminster affixed 

this                    day of                               , 2014. 

 

       _________________________________ 

                 MAYOR 

 

       _________________________________ 

                   CITY CLERK 
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R E P O R T  
Development Services 

To: Mayor Wright and Members of Council 

Committee of the Whole  Meeting 

Date: 8/25/2014 

From: Beverly Grieve 

Director of Development Services 

File: REZ00086 

REZ00087 

Report #: 7/2014 

Subject: Zoning Amendment Bylaw to Zone Unzoned Properties at 1005 Ewen 

Avenue and 1050 Boyd Street - Bylaw for First and Second Readings 

RECOMMENDATION: 

THAT Council refer Zoning Amendment Bylaw No. 7700, 2014 to zone the 

unzoned properties at 1005 Ewen Avenue and 1050 Boyd Street to C-1 and M-1 

respectively for consideration of First and Second Readings, and forward the 

Bylaw to a Public Hearing on September 16, 2014.  

PURPOSE 

The purpose of this report is to provide Council with information in their conside ration of 

Bylaw 7700, 2014 for First and Second Readings to apply zoning to the unzoned 

properties at 1005 Ewen Avenue and 1050 Boyd Street.  

BACKGROUND 

The Queensborough Bridge and surrounding Highway 91A interchanges were upgraded  

between 2003 and 2009. The phasing of the construction of the new interchanges required 

that properties in the area be expropriated by the Ministry of Transportation and 

Infrastructure in order to develop new approaches and to keep the existing approaches 

open during construction. Upon completion of the new approaches and removal of the old 

approaches the properties presently addressed 1050 Boyd Street and 1005 Ewen Avenue 
were created. 

As these properties were previously portions of excess road ways, they do not currently 

have any zoning. The Ministry of Transportation and Infrastructure has now put these 

properties up for sale. 

12.
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On July 7, 2014 Council directed staff to begin preparation of a bylaw which would apply 

zoning to the unzoned properties at 1005 Ewen Avenue and 1050 Boyd Street. 

 

PROPOSAL 

 

The Ministry of Transportation and Infrastructure is selling two properties adjacent to the 

Howes Street and Highway 91A interchange addressed 1005 Ewen Avenue and 1050 

Boyd Street. The property listings are attached in Appendix #2. 

 

The subject sites are presently unzoned, and prior to being sold by the Ministry of 

Transportation and Infrastructure, staff is recommending that zoning be applied to these 

sites.  
 

Staff is recommending that the following zoning be applied to these properties: 

 

Address Current Zoning Proposed Zoning 

1005 Ewen Ave Unzoned C-1 

1050 Boyd St Unzoned M-1 

 

The Local Commercial Districts (C-1) allows for local pedestrian oriented commercial 

uses in a building of not more than two storeys in height. This zone also would allow a 

limited amount of residential on the second level.  
 

The Light Industrial Districts (M-1) allows for a range of light industrial uses from 

vehicle repair and storage to warehousing to light manufacturing.  

 

SITE CONTEXT 

 

The sites are located in Queensborough adjacent to the interchange of Highway 91A and 

Howes Street. A site context map is attached in Appendix #1. 

 

1005 Ewen Avenue is located on the north west corner of Ewen Avenue and Howes 

Street adjacent to the Queensborough Fire Hall to the west. To the north of the site is 

Highway 91A and the east/north bound exit ramp to Howes Street. To the east and south 

of the site are the Cooper’s Landing and Windsor Mews townhouse developments.  

 

1050 Boyd Street is located on the southwest corner of Howes and Boyd Streets and is 
bounded on the south by Highway 91A and the southbound on-ramp from Howes Street.  

To the west of the site across Boyd Street is Lowes building supply establishment. To the 

north of the site across Boyd Street is the western portion of Queensborough Landing 

where businesses such as A&W and the Queensborough Liquor Store are located. To the 

east of the site across Howes Street are properties zoned Light Industrial Districts (M-1) 

and used for vehicle storage. 
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Existing Zoning and Use 

 

Both sites are presently unzoned and vacant. 

 

Site Constraints 

 

Both sites are located within the flood plain of the Fraser River and are subject to flood 

control requirements and regulations. 

 

Access to both sites is difficult and will need to be further discussed with the Ministry of 

Transportation and Infrastructure at the time of any future development application as it is 

likely access would be requested in close proximity to on and off ramps to Highway 91A. 

 

Proximity to Transit Service 

 

Transit Facility Frequency Distance 

SkyTrain Station - > 1 Km 

Frequent Transit 

Network 

7-10 minute service 0 metres (Ewen Avenue) 

0 metres (Southbound On-

Ramp) 

Transit Stop 7-10 minute service 0 metres (Ewen Avenue) 

0 metres (Southbound On-

Ramp) 

 

The sites are located on the Frequent Transit Network and are adjacent to transit stops 
which are served by the #410 Brighouse to 22

nd
 Street Station and the #104 22

nd
 Street 

Station / Annacis Island bus routes. The #340, #388 and #C98 also all stop in close 

proximity to the sites. 

 

POLICY CONTEXT 

 

The Queensborough Community Plan designates these properties as: 

 

1005 Ewen Avenue: 

 

(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. 

 

1050 Boyd Street: 
 

(LI) Light Industrial  – this area will include light industrial uses. 

 

Both of these sites are located within a Development Permit Area and Council will need 

to issue a Development Permit prior to development of the sites.  
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Both sites are located on Howes Street which the Queensborough Community Plan 

identifies as the main arrival point to the community. As such there are specific design 

guidelines contained within Development Permit Areas which developments on these 

sites will need to achieve. A copy of these arrival point design guidelines are attached in 

Appendix #3.  
 

PROJECT REVIEW PROCESS 

 

This is a City initiated process aimed at applying zoning to properties presently without 

zoning. The following steps have been completed to date: 
 

1. Preliminary Report to Council Recommending that Staff  Prepare a Zoning 

Amendment Bylaw (July 7, 2014); 

2. Discussions with Current Property Owner (Ministry of Transportation and 

Infrastructure) (On-going); 

3. Bylaw 7700, 2014 Brought Forward for Consideration by Council for First and 
Second Readings (This Report); 

 

The following steps would still need to be completed: 

 

4. Public Hearing (September 16, 2014); 

5. Bylaw Approval by Ministry of Transportation and Infrastructure (September, 

2014); 

6. Adoption of Bylaw. 

 
Consultation and Agency Review 

 

The present site owner, the Ministry of Transportation and Infrastructure, has been 

advised of the recommended zoning for the sites.  

 

The Ministry of Transportation and Infrastructure will be required to review this Zoning 
Amendment Bylaw under S.52 of the Transportation Act before it can be adopted by 

Council. 

 
DISCUSSION 

 

Staff is recommending that the Local Commercial Districts (C-1) zoning district be 

applied to 1005 Ewen Avenue and the Light Industrial Districts (M-1) zoning district be 

applied to 1050 Boyd Street for the following reasons: 

 

 it is good practice to ensure that privately owned properties are zoned;  they are standard districts and comply with the Queensborough Community Plan 
Land Use Designations for each of the sites; 

 they are consistent with surrounding land uses and zoning. 
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Potential future purchasers of these sites would still have the option of pursuing a 

rezoning application in compliance with the Queensborough Community Plan should the 

proposed zoning not work with their future proposed use.  

 

ADOPTION REQUIREMENTS 

 

This is a City initiated processed aimed at applying zoning to properties presently without 

zoning. There are no City requirements prior to adoption. 

 

INTERDEPARTMENTAL LIAISON  

 

The Economic Development Section of the Office of the Chief Administrator’s Office has 
been consulted in the preparation of this report.  

 

OPTIONS 

 

There are two options for Council’s consideration, they are:  
 

1. That Council refer Zoning Amendment Bylaw No. 7700, 2014 to zone the 

unzoned properties at 1005 Ewen Avenue and 1050 Boyd Street to C-1 and M-
1 respectively for consideration of First and Second Readings, and forward the 

Bylaw to a Public Hearing on September 16, 2014. 

 

2. That Council provide staff with other direction. 

 
Staff recommends Option 1. 

 

CONCLUSION 

 

It is good practice to ensure that lands are zoned. Staff has recommended zoning which is 

consistent with the Queensborough Community Plan, adjacent land uses and existing 

surrounding zoning for two currently unzoned properties which are presently for sale by 

the Ministry of Transportation and Infrastructure.  

 

 

 

 

ATTACHMENTS: 

 

Appendix #1 - Site Context Map 

Appendix #2 - Property Listings 

Appendix #3 - Queensborough Community Plan Development Permit Area Arrival Points 

Design Guidelines 

Appendix #4 - Zoning Amendment Bylaw 7700, 2014 
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Original Signed by: 

 

 

 Original Signed by: 

 

Mike Watson 

Planning Technician 

 Jackie Teed 

Manager of Planning 

 

 

  Approved for Presentation to Council 

   

 

 

 

For: 

Beverly Grieve 

Director of Development Services 

 Lisa Spitale 

Chief Administrative Officer 
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Tel: 604 684 7117 www.dtzvancouver.com

DTZ Vancouver Real Estate Ltd.

800 – 475 West Georgia Street
Vancouver, BC  V6B 4M9
contact@dtzvancouver.com

1005 Ewen Avenue, New Westminster, BC
1.223 acres

For Sale 
Development Site
Vacant Land in Queensborough

Location

The subject property is situated at the north west corner of 
the Howes Street and Ewen Avenue in Queensborough, New 
Westminster.  This location provides easy access to Highway 91A.

Highlights

• Excellent location with high visibility

• OCP supports commercial and residential uses

• Close to Queensborough Landing, Starlight Casino, and 
transportation
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James Bayley

James.Bayley@dtzvancouver.com
Direct Tel: 604 630 3385
Cellular: 604 719 4583

QUEENSBOROUGH 

LANDING

Neil McAllister

Neil.McAllister@dtzvancouver.com
Direct Tel: 604 630 3374
Cellular: 604 720 3312



www.dtzvancouver.com

DTZ Vancouver Real Estate Ltd.

800 – 475 West Georgia Street
Vancouver, BC  V6B 4M9
contact@dtzvancouver.com

Disclaimer Although the information contained within is from sources believed to be reliable, no 
warranty or representation is made as to its accuracy being subject to errors, omissions, conditions, 
prior lease, withdrawal or other changes without notice and same should not be relied upon without 
independent verification. DTZ Vancouver Real Estate Ltd. 06/2014.

1005 Ewen Avenue, New Westminster, BC
1.223 acres

Legal Description

Plan BCP41510 , District Lot 757, Group 1, New Westminster Land 
District, Closed Road, PID: 027-967-085

Potential Zoning

The Queensborough Community Plan designates the property as 
MS (Queensborough Main Street).

Location

The subject property is situated at the north west corner of 
the Howes Street and Ewen Avenue in Queensborough, New 
Westminster.  This location provides easy access to Highway 91A.

Site Size

1.223 acres

Environmental Status

Environmental reports available.

Asking Price

$2,800,000

James Bayley

James.Bayley@dtzvancouver.com
Direct Tel: 604 630 3385
Cellular: 604 719 4583

Neil McAllister

Neil.McAllister@dtzvancouver.com
Direct Tel: 604 630 3374
Cellular: 604 720 3312



Tel: 604 684 7117 www.dtzvancouver.com

DTZ Vancouver Real Estate Ltd.

800 – 475 West Georgia Street
Vancouver, BC  V6B 4M9
contact@dtzvancouver.com

1050 Boyd Street, New Westminster, BC
2.23 acres

For Sale 
Development Site
Exposure Site

Location

This property is located at the north west corner of the Howes 
Street and Highway 91 intersection in the Queensborough area of 
New Westminster.  The property is wedged between Howes Street 
on the east, Boyd Street on the north, and Westminster Highway to 
the west and the westbound highway entrance to Highway 91.

Highlights

• One block from Walmart and major shopping complex

• Quick highway access

• Visual exposure to Highway 91

• Site is preloaded

• Site will allow service industrial uses

• Full environmental reports available

Steve Caldwell | Personal Real Estate Corporation

Steve.Caldwell@dtzvancouver.com
Direct Tel: 604 895 2224
Cellular: 604 809 3122

Neil McAllister

Neil.McAllister@dtzvancouver.com
Direct Tel: 604 630 3374
Cellular: 604 720 3312
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www.dtzvancouver.com

DTZ Vancouver Real Estate Ltd.

800 – 475 West Georgia Street
Vancouver, BC  V6B 4M9
contact@dtzvancouver.com

Disclaimer Although the information contained within is from sources believed to be reliable, no 
warranty or representation is made as to its accuracy being subject to errors, omissions, conditions, 
prior lease, withdrawal or other changes without notice and same should not be relied upon without 
independent verification. DTZ Vancouver Real Estate Ltd. 06/2014.

1050 Boyd Street, New Westminster, BC
2.23 acres

Legal Description

That portion of District Lot 757 Group 1, New Westminster District 
shown as Closed Road on Plan BCP41511

PID: 027-967-140

Zoning

Currently unzoned. The City will support industrial uses.  Application 
could be made at time of development permit.

Site Size

2.23 acres

Services

The site has water and sanitary sewer close by; storm water is detained 
with open ditches. The site is preloaded to a general yard height on 
average above the 3.53 metre geodetic level required for the area.

Reports

Full environmental and geotech reports are available.

Asking Price

$3,700,000

Steve Caldwell | Personal Real Estate Corporation

Steve.Caldwell@dtzvancouver.com
Direct Tel: 604 895 2224
Cellular: 604 809 3122

Neil McAllister

Neil.McAllister@dtzvancouver.com
Direct Tel: 604 630 3374
Cellular: 604 720 3312
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Queensborough Community Plan 
Development Permit Area Arrival Points 

Design Guidelines 
  



DESIGN GUIDELINES ARRIVAL POINTS (INDUSTRIAL DEVELOPMENT PERMIT AREA) 
 
Howes Street between Highway 91A and Westminster Highway/Boyd Street is the 
main arrival point to the business area of Queensborough. Properties within this 
development permit area that have at least one property line along Howes Street 
must comply with the guidelines in this section, in addition to complying with the 
other guideline sections of this Development Permit Area.  
 
Building siting and massing must help to create a sense of arrival and a more 
pedestrian scale environment on Howes Street. Buildings must give the impression of 
‘‘fronting’’ onto Howes Street although vehicle and pedestrian access may actually be 
taken from an alternative street. Consider the following: 
 

 Locate buildings toward the Howes Street property line with off-street surface 
parking behind the buildings (i.e. on the side of the building facing away from 
Howes Street). 

 Locate and design buildings to address both frontages at the corner of the 
intersection of Howes Street and Westminster Highway/Boyd Street. 

 Use a building-height to right-of-way width proportion that reinforces a 
pedestrian scale streetscape. 

 Create a cohesive streetscape by using a similar alignment of windowsills, 
building and roof lines, cornices, floor-to-floor spacing along the street block. 

 
Design facades and windows to contribute to an interesting, pedestrian friendly 
environment. Street level windows that provide visual penetration into the building 
must be integrated into facades fronting onto Howes Street. Consider the following: 
 

 Use architectural elements (e.g. fenestration, vertical and/or horizontal design 
elements, secondary roof elements) and/or material or colour change to enliven 
the façade. 

 Ensure blank walls do not occupy over 50% of the frontage onto Howes Street, 
and a section of blank wall does not exceed six linear metres (20 linear feet) 
without being interrupted by a window or entry (if applicable). 

 Design windows to encompass a minimum of 40% and a maximum of 80% of 
the building front linear frontage. 

 Use windows which are of clear glass (e.g. not tinted, reflective or opaque). 
 Use windows which are rectangular or square in proportion, except for accent 

windows which may have a unique shape. 
 Locate showrooms or other active uses (e.g. manufacturing activities) where 

they will provide visual interest for passing pedestrians. 
 
DESIGN GUIDELINES ARRIVAL POINTS (QUEENSBOROUGH MAINSTREET  
DEVELOPMENT PERMIT AREA) 
 
The intersection of Howes Street and Ewen Avenue is the main arrival point to the 
residential area of Queensborough. It is of utmost importance that building siting and 
massing help to create a sense of arrival and an attractive pedestrian scale 
environment on Howes Street and around the intersection of Howes and Ewen. 
Properties within this development permit area that have at least one property line 
along Howes Street between Highway 91A and the Howes Street/ Ewen Avenue 



intersection, including those abutting the south side of the intersection, in addition to 
complying with the other guideline sections of this Development Permit Area, must 
comply with the following guidelines: 
 

 Between the highway and Ewen Avenue, front buildings onto Howes Street, 
although vehicle access will likely be taken from an alternative street. Consider 
providing pedestrian access into buildings from Howes. 

 Site and design buildings forming the north side of the Howes/Ewen 
intersection to have equally prominent frontage on both streets. 

 Site and design buildings forming the south side of the Howes/Ewen 
intersection to front primarily onto Ewen while addressing Howes (i.e. help to 
create an attractive, pedestrian scale street). 

 Enhance the sense of arrival with other special features (e.g. publicly accessible 
plazas at the corner, special roof shapes and/or other architectural features). 

 
The intersection of Ewen Avenue and Furness Street is the heart of the eastern 
commercial node and will become an arrival point from the future pedestrian and 
bike bridge between the Queensborough and Quayside neighbourhoods. Properties 
within this development permit area that have at least one property line along 
Furness Street between Ewen Avenue and Duncan Street, and/or along the north side 
of Ewen between Furness and Mercer Street, including that abutting the west side of 
the Mercer/Ewen intersection, in addition to complying with the other guideline 
sections of this Development Permit Area, must comply with the following 
guidelines: 
 

 Between Ewen Avenue and Duncan Street, front buildings primarily onto 
Furness Street while also addressing Ewen. 

 Site and design buildings along the north side of Ewen to address Ewen (i.e. 
help to create an attractive, pedestrian scale street) while directing primary 
frontage, vehicle and pedestrian access to an alternative street. 

 Provide a publicly accessible plaza on Furness between Ewen and Duncan. 
Activate the plaza by locating restaurant patios or other interesting activities 
on or adjacent to the plaza. 

 Enhance the sense of arrival with other special features (e.g. special roof shapes 
and/or other architectural features). 

 Use a building-height that is proportionate with the combined width of the 
plaza and street right-of-way to help create a pedestrian scale streetscape on 
Furness. 

 Preserve and integrate the existing trees into the site design, particularly the 
Giant Redwood tree at the northwest corner of Ewen and Furness. 

 Provide a publicly accessible sidewalk or multiuse pathway within the private 
properties along Ewen, connecting from Furness to Stanley Street. Separate the 
sidewalk from the railway line with an attractive fence and a landscaped 
boulevard, including trees wherever possible. Consider providing pedestrian 
access into sites and/or buildings from this sidewalk. 



 
 

Appendix #4: 
 

Zoning Bylaw Amendment Bylaw 7700, 
2014 
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CORPORATION OF THE CITY OF NEW WESTMINSTER 
 
ZONING AMENDMENT BYLAW (1050 Boyd Street and 1005 Ewen Ave) No. 7700, 2014 

 
ADOPTED ________________ 

 
A Bylaw to Amend Zoning Bylaw No. 6680, 2001. 

 
The Municipal Council of the City of New Westminster, in open meeting assembled, ENACTS 
AS FOLLOWS: 
 
1. This Bylaw may be cited for all purposes as “Zoning Amendment Bylaw (1050 Boyd 

Street and 1005 Ewen Avenue) No. 7700, 2014”. 

2. Zoning Bylaw No. 6680, 2001 is hereby amended as follows: 

a) That the parcels of land situated within the City of New Westminster, British Columbia 
and more particularly described as:    

Parcel Identifier(s):   027-967-140 

DISTRICT LOT 757, NEW WEST DISTRICT, PLAN BCP41511 GROUP 1, 
CLOSED ROAD 

 (1050 Boyd Street) 

and which is presently unzoned is hereby rezoned to Light Industrial Districts (M-1) and 
the Zoning Map annexed as Appendix “A” to Zoning Bylaw No. 6680, 2001 is hereby 
amended to record this rezoning. 

b) That the parcel of land situated within the City of New Westminster, British Columbia 
and more particularly described as:    

Parcel Identifier(s):   027-967-085 

DISTRICT LOT 757, NEW WEST DISTRICT GROUP 1, PLAN BCP41510 
CLOSED ROAD  

(1005 Ewen Avenue) 

and which is presently unzoned is hereby rezoned to Local Commercial Districts (C-1) 
and the Zoning Map annexed as Appendix “A” to Zoning Bylaw No. 6680, 2001 is 
hereby amended to record this rezoning. 
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GIVEN FIRST READING  this   ___________ day of __________________, 2013. 
 
 
GIVEN SECOND READING this __________ day of __________________, 2013.         
 
 
PUBLIC HEARING held this __________ day of __________________, 2013.           
 
 
GIVEN THIRD READING this ___________ day of __________________,  2013 .               
 
 
ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this 
 
___________ day of __________________,   ______  . 
 
 
 
 
 

______________________________ 
         MAYOR 
 
 

______________________________ 
      CORPORATE OFFICER 



Agenda Item 344/2014 

R E P O R T  
Development Services 

To: Mayor Wright and Members of Council 

Committee of the Whole  Meeting 

Date: 8/25/2014 

From: Beverly Grieve 

Director of Development Services 

File: REZ00094 

DPQ00064 

Report #: 344/2014 

Subject: The proposed Rezoning of 728 and 734 Ewen Avenue and Dedication of 

a Portion of 220 Campbell Street in Order to Allow a 37 Unit 

Townhouse Development - Bylaw for First and Second Readings. 

RECOMMENDATION: 

THAT Council refer Zoning Amendment Bylaw 7715, 2014, to  rezone 728 and 734 

Ewen Avenue from Queensborough Neighbourhood Residential Dwelling Districts 

(RQ-1) to Queensborough Townhouse Districts (RT-3), for consideration of First 

and Second Readings, and forward the Bylaw to a Public Hearing on September 

16, 2014. 

PURPOSE 

An application has been received to rezone the property at 728 and 734 Ewen Avenue and 

dedicate a portion of 220 Campbell Street to allow development of a 37 unit townhouse 

development. The purpose of this report is to provide information to Council for their 

consideration of this application.  

BACKGROUND 

Owner: 0971806 B.C. LTD. INC NO. BC0971806 

0967093 B.C. LTD. INC NO. BC0967093 

Existing Zoning: Queensborough Neighbourhood Residential 

Dwelling Districts (RQ-1) 

Proposed Zoning: Queensborough Townhouse Districts (RT-3) 

Official Community Plan Land Use 

Designation: 

(RM) Residential Medium Density 

13.
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Official Community Plan Development 
Permit Area Designation: 

Residential Development Permit Area #1 – 
Ewen Avenue Multi-Family, and  

Natural Hazards Development Permit Area 

#1 – Flood Hazard 

Site Area: 1.7 acres (0.8 hectares) 

 

In 2008 Council reviewed a rezoning application to allow a 25 child day care on the 

property at 734 Ewen Avenue. That application was abandoned by the applicant. There 

has been no subdivision or rezoning application on the 728 Ewen Avenue property in the 

past 15 years. 

 

PROPOSAL 

 

The development site consists of all of the properties addressed as 728 and 734 Ewen 

Avenue and a 4,078.6 square foot piece of the property at 220 Campbell Street. The 

consolidated site area is 83,785.1 square feet (7,787.88 square metres). The applicant 

would dedicate 9,710.74 square feet (902.62 square metres) for road leaving a 

development site with an area of 74,074.35 square feet (6,885.26 square metres). 

 

All of the property from 220 Campbell Street that is included in this development 
application will be dedicated as road. After the road dedication, the remainder of the 

property at 220 Campbell Street will have an area of 16,523square feet (1,535.9 square 

metres). 

 

All vehicles will access the development from a new road located along the south 

property line of the subject properties. The new road and Campbell Street will be 

developed to City standards as part of this application. The new road will also provide a 

segment of the Queensborough Mid-Island Trail. 

 

The subject properties are currently occupied by single detached dwellings constructed in 

1936 and 1949. The houses have been reviewed for structural issues and heritage merit by 

the applicant and City staff and are not proposed to be retained as part of this application. 

 

The applicant proposes to rezone the consolidated site to Queensborough Townhouse 

Districts (RT-3) to allow a townhouse development with 37 three-bedroom units with 
floor areas ranging from 1,333 to 1,605 square feet (123.9 to 149.2 square metres) . The 

proposed floor space ratio is 0.72, the site coverage is 35% and the density is 21.8 units 

per acre (53.9 units per hectare). The buildings will have a height of 34.8 feet (10.6 

metres). 

 

The project requires 56 parking spaces for residents and eight parking spaces for visitors. 

The project provides 60 parking spaces for residents and eight parking spaces for visitors 

that comply with all Zoning Bylaw requirements. The project provides an additional 14 

parking spaces in excess of the requirements of the Zoning Bylaw which are located in a 

tandem arrangement which does not satisfy the Zoning Bylaw requirements for access.  
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Variances are proposed for the separations between buildings on the site and access to the 

14 tandem parking spaces. The proposed variances are summarized in the following table: 

 

Zoning Bylaw 

Section 

Building 

Number 

 Required 

Separation 

(metres) 

 Provided 

Separation 

(metres) 

      

418.18 1 – 2  36.8 feet (11.22)  34.5 feet (10.52) 

418.18 1 – 9  38.8 feet (11.82)  34.5 feet (10.52) 

418.18 2 – 3  36.8 feet (11.22)  34.15feet (10.41) 

418.18 2 – 9  38.8 feet (11.82)  38.8 feet (11.82) 

418.18 3 – 4  36.8 feet (11.22)  34.15feet (10.41) 

418.18 3 – 8   38.8 feet (11.82)  29.0 feet (7.32) 

418.18 4 – 5  36.8 feet (11.22)  29.04 feet (7.33) 

418.18 4 – 7   38.8 feet (11.82)  29.0 feet (7.32) 

418.18 6 – 7   36.8 feet (11.22)  33.08 feet (10.08) 

Parking Spaces      

150.49 2, 3, 4, 7, 8  Side By Side  Tandem 

 

The adjacent site addressed as 746 Ewen Avenue is also the subject of a rezoning 

application for townhouses. The two projects depend on each other for emergency vehicle 

access and site circulation. A covenant will be registered to ensure coordinated 

emergency access and site circulation for the two projects. The two projects also have 

developed their communal outdoor space adjacent to each other along the common 

property line. An agreement will be registered which will allow the space to be used by 
both projects. Each project satisfies the open space requirements on their own site.  

 

The applicant has offered a voluntary amenity contribution of $37,000. 

 

SITE CONTEXT  

 

The subject site is zoned Queensborough Neighbourhood Residential Dwelling Districts 

(RQ-1). The subject properties are currently occupied by single detached dwellings .  

The property to the west of at 746 Ewen Avenue is also the subject of a current rezoning 

application which is being considered for First and Second Readings elsewhere on this 

agenda. That application would allow 30 townhouse units and two residential units in the 

heritage house that is being retained on the site for a total of 32 residential units.  

 

To the north across Ewen Avenue and to the east beyond Campbell Street are single 

detached dwellings zoned Queensborough Neighbourhood Residential Dwelling Districts 
(RQ-1). To the immediate west are single detached dwellings also zoned RQ-1that are 

designated in the Official Community Plan for future residential development at medium 

density. To the west beyond these properties are Queensborough Community Centre and 

the Queensborough Elementary and Middle Schools. To the south are large properties 

zoned RQ-1 that could be the subject of future subdivision applications. 
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Existing Development Potential  

 

Under the existing RQ-1 zoning the site could be subdivided into lots with a minimum 

area of 4,000 square feet. The new lots would be accessed via a new road at the southerly 

property line the same as the townhouse proposal. After additional dedications for roads, 
the site would produce 11 – 13 lots, with each property allowed a house with a secondary 

suite. The floor space ratio allowed for each lot would be from 0.55 to 0.60 depending on 

the lot size.  

 

Site Constraints  

 

The site has a geodetic elevation of 3 to 4 feet (0.9 to 1.2 metres) and is located within the 

Fraser River flood plain. The site is subject to Development Permit regulations that limit 

the development at grade for each unit to 452.05 square feet (42 square metres) for 

automobile parking and 118.4 square feet (11 square metres) for an entry area. No storage 

or habitable floor space is allowed at grade. The underside of the floor system for the 

habitable space must be clear of 11.53 feet (3.53 metres) GSC.   

 

Sustainability Considerations 

 
A Sustainability Report Card has been received for this proposal is generally supportive 

of the City’s sustainability objectives in terms of providing family oriented units, 
increasing tax revenue from the property and intensifying the land use to support local 

businesses.  

 

Proximity to Transit Service 

 

Transit Facility Frequency Distance (m) 

Skytrain Station   

Frequent Transit Network   

Transit Stop 15 – 30 minutes – Route  104 

10 – 30 minutes – Route  410 

25 metres 

680 metres 

 

The site is not within walking distance of the frequent/rapid transit route. 

 

POLICY CONTEXT  

 

Official Community Plan Designations  

 

In the 2014 Queensborough Official Community Plan the site is designated as (RM) 
Residential – Medium Density. The plan describes this designation as: 

 

(RM) Residential – Medium Density – this area will contain medium density 

multi-family residential uses such as row houses, 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. 
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The proposed site is also designated as part of Residential Development Permit Area #1 

Ewen Avenue Multifamily. This development permit area is designated:  

 

…in order to provide housing in close proximity to the neighbourhood centre and 

help define the axis streets leading to the centre of the neighbourhood. This area 
will contain medium density, multi-family residential uses and may include 

community amenities such as child care or community space (e.g., fire hall). 

 

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 continued use of industrial lands to provide employment 

and the continued renewal and development of an historic New Westminster 

neighbourhood. 

 

The development site is part of an area identified in the Queensborough Community Plan 

for an Advance Street Plan, Salter, Campbell and Ewen Area Street Plan: 

  
City Council has endorsed four Advance Street Plans for the Queensborough area. 

One of those plans specifies that the properties at 728, 736 and 746 Ewen Avenue 

are to take their site access from a new street to be dedicated along the southerly 

property line of these three properties. In order for the development at 746 Ewen 

Avenue to go ahead then the south access road must be dedicated by all three 

properties seeking redevelopment. A portion of the property at 220 Campbell 

Street must also be dedicated for this access road. In order for 746 Ewen Avenue 

to be developed the coordination of all four properties is required. The two 

rezoning applications are being presented on the same agenda as the projects must 

be viewed as one for these off-site works.  

 

The development site fronts onto Ewen Avenue which is designated as a Major Collecto r 

in the local road network. The Queensborough Community Plan identifies the following 

streetscape requirements for Ewen Avenue: 

 

Policy 9.3 Tailor the street network to accommodate priority modes according 

to the role of each street. 

 

Major Collector: Queensborough’s major collector street is Ewen Avenue, 

which has an attractive “main street” character. It comfortable 
accommodates pedestrians and cyclists, frequent transit, general purpose 

traffic, on-street parking, and local commercial vehicles but has minimal or 

no driveway connections. Where it passes through the community nodes it 

has an urban character with wide sidewalks and street trees in tree grates. 

Where it passes through residential areas it has a “softer” character with 
street trees in grass boulevards.  
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PROJECT REVIEW PROCESS 

 

The project has proceeded through the development review process approved by Council, 

as outlined below: 

 
1. An information report was received by Council on July 8, 2013. 

2. The application has been circulated for review to all City Departments.  

3. The applicant held an open house prior to the March 24, 2014 Queensborough 

Residents’ Association meeting and then attended the meeting to discuss the 

application. The applicant also attended the Queensborough Residents’ 
Association meeting on April 22, 2014. 

4. The Advisory Planning Commission received an information presentation on this 

application at their meeting on January 28, 2014. 

5. The site development and architectural design of the project was reviewed and 

supported by the New Westminster Design Panel at their meeting on February 25, 

2014. 

6. The application was reviewed and supported by the Advisory Planning 
Commission on April 15, 2014. 

7. Staff reviewed the proposed amenity contribution per City policy. 

8. Council will consider the application on August 25, 2014. We are here. 

9. Public Hearing scheduled by Council. 

 

Committee and Public Review 

 

The project was presented to the Advisory Planning Commission for information and 

formal review. At their meeting on April 15, 2014 the Commission supported the project. 

 

The project was reviewed and supported by the New Westminster Design Panel at their 

meeting held February 25, 2014.  

 

The applicant presented the project in an open house and for discussion at the 
Queensborough Residents’ Association meeting on March 24, 2014. A letter from the 

Residents’ Association acknowledges the presentation and supports the project. 
 

DISCUSSION 

 

The application satisfies the Queensborough Official Community Plan land use 

designation for the site by providing medium density, ground oriented, family oriented 

housing. The proposed land use and density were supported by the Advisory Planning 

Commission. 

 

The application satisfies the Natural Hazard Development Permit Area #1 Flood Hazard 

designation by placing all habitable space above the 3.53 metre (11.53 foot) flood plain 

elevation identified for this site and by limiting the attached garages to a maximum area 

of 42 square metres (452.05 square feet) in floor area per unit and limiting enclosed 

entrance foyers to a maximum floor area of 11 square metres (118.4 square feet). 
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The application satisfies the Residential Development Permit Area #1 Ewen Avenue 

Multifamily designation by providing well designed townhouses in close proximity to the 

neighbourhood centre which will help define the axis streets leading to the centre of the 

neighbourhood. The architectural and site design of the project as well as the sitting 

variances required to develop this project were supported by the New Westminster 
Design Panel. 

 

The application satisfies the Advance Street Plan and Ewen Avenue’s designation as a 
Major Collector in the Queensborough Official Community Plan by constructing a new 

street on the southerly property line for access to the project and the single detached 

residential lands to the south. The new road will also provide a segment of the 

Queensborough Mid-Island Trail. Campbell Street would also be improved to City 

standards. This allows Ewen Avenue in front of these developments to become a high 

quality pedestrian sidewalk with no driveway crossings. 

 

The proposed emergency access, shared site circulation and shared outdoor space will be 

guaranteed by covenants in favor of the City that will be registered on the properties. 

 

ADOPTION REQUIREMENTS 

 
If Zoning Amendment Bylaw 7715, 2014 is given third reading then the following 

requirements would need to be satisfied prior to adoption of the bylaw.  

 

1. Referral to Ministry of Transportation and Infrastructure. 

2. Registration of cross easements and access agreements with the adjacent property 

at 746 Ewen Avenue. 

3. Registration of a no build covenant containing the Engineering Department 

requirements and the project plans. 

 

If necessary, the Bylaw could be adopted with a no-build covenant that could only be 

discharged once the above requirements were met. 

 

INTERDEPARTMENTAL REVIEW 

 

The proposed development has been reviewed by all City Departments. All requirements 

have been incorporated into the plan. 

 

OPTIONS 

 

There are three options for Council’s consideration, they are: 

 

Option 1: 

 

That Council refer Zoning Amendment Bylaw 7715, 2014, to rezone 728 and 734 Ewen 

Avenue from Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) to 

Queensborough Townhouse Districts (RT-3), for consideration of First and Second 

Readings, and forward the Bylaw to a Public Hearing on September 16, 2014. 
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Option 2:  

 

That Council receive this report and take no further action. 

 

Option 3: 
 

That Council provide staff with alternative direction. 

 

Staff recommends Option 1.  

 

CONCLUSION 

 

An application has been received to rezone the property at 728 and 734 Ewen Avenue to 

allow a 37 unit townhouse development. The application satisfies all of the requirements 

of the Queensborough Official Community Plan as well as the City’s technical 
requirements. The application has been supported by the New Westminster Design Panel, 

the Advisory Planning Commission and the Queensborough Residents’ Association.  

 

 

 
ATTACHMENTS: 

 

Appendix # 1: Location Map 

Appendix # 2: Project Plans 

Appendix # 3: Sustainability Report Card 

Appendix # 4: Official Community Plan Designations 

Appendix # 5: Site Plan Review 

Appendix # 6: Policy Evaluation for Proposed Variances 

Appendix # 7: Advance Street Plan - Salter, Campbell and Ewen Area 

Appendix # 8: Advisory Planning Commission Report 

Appendix # 9: Letter From the Applicant Offering a Voluntary Amenity Contribution of 

$37,000 

Appendix # 10: Letter From the Queensborough Residents' Association 

Appendix # 11: Draft of Zoning Amendment Bylaw 7715, 2014 
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Development Planner 

 

 Jackie Teed, 

Manager of Planning 
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  Approved for Presentation to Council 

 

   

 

 

 

For: 

Beverly Grieve 

Director of Development Services 

 Lisa Spitale 

Chief Administrative Officer 

 

 

 







































 June 2011

Planning Division

SUSTAINABILITY 
REPORT CARD

PROJECT TYPE: 
Date: _______________________________________________________

Project Address:_______________________________________________

Rezoning or
Development Permit Number: ___________________________________

Short Description of Project:______________________________________ Economic

Social & Cultural

Environment

Categories

R
EQ

U
IR

ED

Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

1 Includes a plan for construction waste 
disposal, specifying what percent of materials 
to be recycled. See Metro Vancouver’s DLC 
Waste Management Toolkit.

Recommended: 
60% of waste for demolition (by weight)
80% of waste for construction (by weight)

Waste & 
Materials

/1

Recycled material: 

= _________ % of demolition

= _________ % of construction

/1

2 Uses construction techniques which minimize 
site disturbance (sedimentation & erosion) 
during the development phase. 

See specifi cations in the City’s Building Permit 
Requirement Package.

Stormwater

/1 /1

RESIDENTIAL

Page 1

Page 11

Page 8

R
EQ

U
IR

ED

June 21, 2013

728/734 Ewen Avenue, New Westminster

 VERSION # 1

37-unit slab-on-grade townhouse project

1

60

80 1

1

Sediment and erosion control  
will be determined by the design 
and consultation of a civil engineer.

1



Page 2

R
EQ

U
IR

ED
R

EQ
U

IR
ED

R
EQ

U
IR

ED
R

EQ
U

IR
ED

Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

3 Provides for stormwater retention & 
evaporation, and groundwater treatment & 
recharge in the stormwater management 
plan. 

See Metro Vancouver’s Stormwater Source 
Control Design Guidelines.

Stormwater

/3 /3

4 Uses drought-tolerant landscaping and/
or high-effi ciency or captured rainwater 
irrigation systems. 

Stormwater

/1 /1

5 Provides plants and staked trees in accordance 
with the BC Landscape Standard. 

Habitat

/1 /1

6 Uses energy-effi cient lighting in individual 
units and common areas. 

Energy 
Effi ciency

/1 /1

7 Provides programmable thermostats in each 
unit. 

Energy 
Effi ciency

/2 /2

728/734 Ewen Avenue, New Westminster June 21, 2013

3

stormwater will be managed 
through several different systems, 
including rain-water leaders and 
surface collection of rain-water in 
common amenity spaces, which 
will retain any surface water prior to 
being filtered through draintiles and 
sediment-control sumps.

3

1

Drought-tolerant plantings will be 
used.

1

1

Will provide landscaping per BC 
Landscape Standard.

1

1

Energy-efficient lighting will be 
provided in all common areas in 
addition to strategic placement 
within each unit's common living 
spaces, such as Living and Dining a

1

2

Programmable thermostats wil be 
provided in each dwelling unit to 
control ambient temperature of 
each unit.

2

 VERSION # 1
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R
EQ

U
IR

ED
R

EQ
U

IR
ED

Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

8 Provides EnergyStar-rated appliances.
 
See www.energystar.gov under ‘Products’.

Energy 
Effi ciency

/1

Detail type of appliance:

/1

9 Uses low-VOC (volatile organic compound) 
products such as paints, carpeting and 
adhesives to improve indoor air quality.

Waste & 
Materials

/1 /1

10 Above City requirements, provides 4-stream 
recycling collection (newsprint, paper, 
containers, organics) in a secure common area 
as per Draft Metro Vancouver Recycling Space 
Standards (Appendix A).

Waste & 
Materials

/2

Recycling space proposed:

= ___________ sq ft

/2

11 Achieves a recognized industry standard for 
energy effi ciency or sustainable design, such as 
LEED; BuiltGreen Gold; BC Hydro PowerSmart 
Gold; Energuide 82; or performance 25% better 
than the Model National Energy Code.

Building Rating

/8 /8

EARLY STAGE

EARLY STAGE

728/734 Ewen Avenue, New Westminster June 21, 2013

1

EnergyStar-rated appliances will be 
provided in units. 1

1

low-VOC materials and products 
will be used in construction and 
finishing of project.

1

2

111

Each unit will be provided with 
storage space (3 s.f./unit) for their 
individual units needs for 4-stream 
recycling.

2

0

Not provided

0

Achieves building code 
requirements but does not 
exceed those requirements

 VERSION # 1



Page 4

Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

12 Provides open greenspace and other greened 
features, including landscaped common areas 
and walkways to green the built environment. 

Provides space for growing food in common 
areas (i.e. at-grade gardens or raised planters). 

Habitat

/3 /3

13 Retains sound original trees and landscape 
features or provides a net gain in tree canopy 
and landscaped area. 

See specifi cations in the City’s Building Permit 
Requirement Package.

Habitat

/2 /2

14 Maximizes use of passive solar design to 
reduce excessive heat loss/heat gain and 
reduce energy consumption. 

Examples:

• Sites/masses buildings to maximize 
natural lighting on sides with limited solar 
exposure.

• Provides operable windows on two sides of 
units to allow cross-ventilation.

• Uses landscaping & deciduous trees to 
limit summertime solar gain & maximize 
wintertime  solar access.

• Limits overall amount of exterior glazing to 
minimize seasonal heat loss/heat gain: 

• If possible, state the glazed area % of 
envelope = _______%
Recommended: Below 60%

• Uses exterior window shading devices to 
limit excessive solar heat gain.

• Uses high albedo (“white roof”) roofi ng to 
limit heat gain/heat island effect. 

Energy 
Effi ciency

/4 /4

EARLY STAGE

EARLY STAGE

EARLY STAGE

728/734 Ewen Avenue, New Westminster June 21, 2013

2

A common amenity space will be 
provided for children to play.

2

2

Site does not contain any existing 
trees but will be provided with new 
trees for a net gain. 2

60

3

Units are designed to utilize 
cross-ventilation with operable 
windows at both front and rear of 
units. 
 
Deciduous trees and landscaping 
will be used to shield 
harmful/strong solar rays and 
mitigate excessive heat-gain in 
units in the summer time, while 
providing maximum light and heat 
in the winter months. 
 
limited glazing will be provided to 
reduce solar heat-gain in the 
summer and heat-loss in the winter. 
 
Units will incorporate acceptable 
roof over-hangs to shield upper 
windows. 3
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Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

15 Achieves building energy performance above 
Building Code requirements. 

Energy 
Effi ciency

/4 /4

16 Incorporates alternative energy systems, such 
as geo-exchange, solar, or district energy. 

Example: Solar or geo-exchange systems for 
building hot water heating.

Alternative 
Energy

/4

Specify % of energy provided:

/4

17 Provides a co-op vehicle and assigned parking 
space as per City parking reduction incentive 
policy. 

Zoning By-law Section 150.74 allows a 3-space 
parking reduction if a co-op vehicle & space is 
provided. See also www.modo.coop.

Transportation

/1 /1

18 Incorporates use of recycled and/or salvaged 
materials, including those salvaged from 
on-site or off-site heritage buildings. 

Facilitates salvaging of on-site heritage 
materials by contractors or persons/groups 
with a heritage interest.  

Recommended:  

Recycled-- minimum 7.5%*
Salvaged/Refurbished-- minimum 10%*.

*% of total building material cost. Note also 
that heritage lumber/siding must be graded.

Waste & 
Materials

/2

Specify % of material:

/2

19 Incorporates landscaped roofs on concrete 
buildings to improve building energy 
effi ciency, reduce heat island effect & 
stormwater runoff, and create habitat & 
biodiversity. 

  

Stormwater & 
Habitat

/3 /3

EARLY STAGE

EARLY STAGE

EARLY STAGE

728/734 Ewen Avenue, New Westminster June 21, 2013

2
Low E tinted windows are being 
provided on south and west 
elevations.

2

0

Not provided.

0

Small project in low density  
area so district energy and  
geo-exchange not considered. 
Passive solar emphasized.

0

Not provided.

0

Not a suitable site

0

Not provided.

0

Could reuse some materials 
from demolition of the houses

0

Not provided. N/A - wood frame buildings
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Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

20 Provides 20 cm (8 in) of topsoil as fi nished 
grading for groundwater recharge and 
stormwater retention/evaporation.

Stormwater

/1 /1

21 Reuses existing topsoil and other soils through 
on-site or nearby storage and topsoil screening 
or other related practices.

Stormwater

/1 /1

22 Removes invasive species* and incorporates 
native or adaptive species which provide 
multi-storey habitat (groundcover, shrubs & 
trees).

*Defi ned by Invasive Plant Council of BC 
www.invasiveplantcouncilbc.ca

Habitat

/1 /1

23 In wood-frame buildings, incorporates high-
effi ciency HVAC systems (heat recovery 
systems, variable speed fans, etc.).

Energy
Effi ciency

/2 /2

24 Provides electric plug-ins to support use of 
electric vehicles.

Recommended: 10% of resident stalls.

See BC Hydro’s Electric Vehicle Charging 
Infrastructure Deployment Guidelines

Transportation

/1

% of resident stalls:

/1

728/734 Ewen Avenue, New Westminster June 21, 2013

1

A minimum of 8" of top soil will be 
provided. 1

1

Top soil will be retained for re-use 
on site in central amenity space 
during construction.

1

1

The existing site will be cleared of 
all vegetation. A combination of 
native and non native plants will be 
used to create a diverse mixture of 
plants in a multi-storey habitat

1

0

Not provided.

0

townhouse buildings

1

10% of the visitor stalls (1 stall) will 
be provided with a monitored 
pay-per-use electric plug-in stall for 
an electric car.

1
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Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

25 INNOVATION— 
ENVIRONMENTAL SUSTAINABILITY ASPECTS NOT 
CAPTURED ABOVE:

26 CONSTRAINTS— 
UNIQUE SITE ASPECTS WHICH LIMIT 
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE: 
ENVIRONMENTAL ITEMS /51 /51

728/734 Ewen Avenue, New Westminster June 21, 2013

This project is striving to densify a 
low-density neighbourhood with 
townhouses.

Due to the sites dimensions and location 
and zoning, the project has dificulty 
meeting or exceeding the requirements for 
sustainable amenities such as food 
gardens and extensive tree provisions while 
providing a density increase within the city 
OCP.

 

27 27 27/48
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Social & Cultural APPLICANT STAFF
Subject Area Score Explanation Score Comments 

27 Provides adaptable housing design features 
above City requirements. 

Includes other adaptable housing & barrier-
free design features beyond Building Code. 

Examples: Housing for the lifespan of all 
people including children & parents with 
strollers; visitability features. 

Accessibility

/3

% of adaptable units:

/3

28 Provides ground-oriented units. Housing

/1 /1

29 Provides a diversity of unit sizes. Housing

/1

Unit Type % of Total

/1

30 Provides long-term market or non-market 
rental units. 

Housing

/5 /5

31 Includes affordable market housing units. Housing

/4 /4

32 Includes a professional heritage conservation 
plan.  Achieves a recognized industry 
standard* for heritage conservation. 

*Defi ned in “Standards & Guidelines for the 
Conservation of Historic Places in Canada”. See 
www.historicplaces.ca

Heritage

/4 /4

EARLY STAGE

EARLY STAGE

EARLY STAGE

EARLY STAGE

EARLY STAGE

EARLY STAGE

728/734 Ewen Avenue, New Westminster June 21, 2013

0

Because of the Flood Control 
Level , the site will not be able to 
provide any barrier-free access to 
unit living space which must be 
above the flood control-level (much 
higher than the finished grade.

0

No habitable space allowed at 
grade. All living space on the 
second and third floor.

1 All units will be groun-oriented. 1

0

3-bedroom 100

0

All three bedroom units with 
floor area from 1333 to 1605 
square feet.

2
All are purchase-able units that may 
or may not be rented-out.

0
All units are strata titled.

4

All units are geared to providing 
affordable multi-family homes. 0

These are market units with 
no price control.

0

Not provided.

1

Heritage assessment 
conducted for both existing 
houses. No heritage merit 
identified.
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Social & Cultural APPLICANT STAFF
Subject Area Score Explanation Score Comments 

33 Includes reuse of an existing heritage 
structure through restoration or 
rehabilitation. May include re-location. 

Heritage

/2 /2

34 Includes references to historic site or 
neighbourhood character or history in the 
proposed architecture and/or land use. 

Integrates authentic and existing heritage 
features such as signs, garden walls, gates, 
sidewalks, and/or heritage trees/landscaping. 

Heritage

/2 /2

35 Provides public amenities above City voluntary 
amenity contribution policy (check all that 
apply): 

a) Child care facility
b) Communal gardens
c) Play areas
d) Public art
e) Public gathering place

f) Other___________________

Amenities

/4 /4

36

Provides private amenities (check all that 
apply): 

a) Accessible green roof
b) Play areas
c) Social gathering place

d) Other____________________

Amenities

/2 /2

EARLY STAGE

EARLY STAGE

EARLY STAGE

EARLY STAGE

728/734 Ewen Avenue, New Westminster June 21, 2013

0

Not applicable to this site.

0

No Heritage structure on the 
site.

0

Not applicable to this site.

0

Traditional architecture.

0

The sites lot area does not 
facilitate the inclusion of any public 
amenity space in addition to the 
the required amenity space.

2

Dedication and construction of 
new roadway and Mid-Island 
Trail

✔

✔

2

A public play area in the amenity 
space will be provided.

2
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Social & Cultural APPLICANT STAFF
Subject Area Score Explanation Score Comments 

37 INNOVATION— 
SOCIAL/CULTURAL SUSTAINABILITY ASPECTS 
NOT CAPTURED ABOVE:

38 CONSTRAINTS— 
UNIQUE SITE ASPECTS WHICH LIMIT 
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE: 
SOCIAL & CULTURAL ITEMS

/28 /28

728/734 Ewen Avenue, New Westminster June 21, 2013

The sites lot area does not facilitate the 
inclusion of any public amenity space in 
addition to the the required amenity space.

9 6
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Economic APPLICANT STAFF
Subject Area Score Explanation Score Comments 

39 Results in net increase in the City’s property 
tax base.

Employment

/4 /4

40 Creates more intensive use of land that 
supports local businesses. 

Land Use

/2 /2

41 Redevelops a contaminated brownfi eld site. Land Use

/4 /4

42 Supports and/or is compatible with the 
ongoing viability of surrounding existing 
commercial or industrial employers. 

Supports walking to shops & services 
by strengthening an existing/planned 
neighbourhood centre or broadening its 
current retail/service mix.  

Land Use

/3 /3

43 INNOVATION— 
ECONOMIC SUSTAINABILITY ASPECTS NOT 
CAPTURED ABOVE:

44 CONSTRAINTS— 
UNIQUE SITE ASPECTS WHICH LIMIT 
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE: 
ECONOMIC ITEMS

/13 /13

EARLY STAGE

EARLY STAGE

EARLY STAGE

728/734 Ewen Avenue, New Westminster June 21, 2013

4
Yes, the increased density and 
change of use of the existing lot 
will increase the tax base for the 
existing lot.

4

2

Yes, the increase in density of this 
lot will facilitate the continued and 
increased frequenting of local 
businesses and establishments.

2

0 Not applicable. N/A

3

This sites proximity to local shops 
and community services will 
increase the frequenting of these 
businesses and services.

3

9 9
9/9
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APPENDIX A 

 
 
Draft Metro Vancouver Recycling Space Standards 
 
(Note: Access Standards may be added at a later date) 
 
In addition to storage space for the deposit and collection of garbage or refuse: 
 

1.1 The minimum size of the centralized recycling storage space for multi-family residential buildings and hospitality 

lodgings shall be the greater of: 

(a) 5 m2 (53.8 sq ft) or 

(b) the space allocation determined by multiplying the number 

of housing units by 0.19 m2  (2.05 sq ft) 

 

1.2 For new multi-family building construction only, the centralized recycling storage space must also include a “Flex 

Space” for storage of other reusable or recyclable materials. The required size of this space is 50% of the space 

allocation for recyclable materials specified in Section 1.1. 

 
 











































































Agenda Item 342/2014 

R E P O R T  
Development Services 

To: Mayor Wright and Members of Council 

Committee of the Whole  Meeting 

Date: 8/25/2014 

From: Beverly Grieve 

Director of Development Services 

File: REZ00077 

DPQ00059 

Report #: 342/2014 

Subject: The Proposed Rezoning of 746 Ewen Avenue in Order to Allow the 

Development of 30 Townhouse Units and 2 Units in the Restored 

Heritage House - Bylaw for First and Second Readings 

RECOMMENDATION: 

THAT Council refer Zoning Amendment Bylaw 7716, 2014, to rezone 746 Ewen 

Avenue from Queensborough Neighbourhood Residential Dwelling Districts  

(RQ-1) to Queensborough Townhouse Districts (RT-3A), for consideration of First 

and Second Readings, and forward the Bylaw to a Public Hearing on September 

16, 2014. 

PURPOSE 

An application has been received to rezone the property at 746 Ewen Avenue to allow a 

residential development with 30 townhouse units and two units in the restored heritage 

house to be retained as part of the development. The purpose of this report  is to provide 

information to Council for their consideration of this application.  

BACKGROUND 

Owner: 0930364 B.C. LTD. INC. NO. BC0930364 

Existing Zoning: Queensborough Neighbourhood Residential 

Dwelling Districts (RQ-1) 

Proposed Zoning: Queensborough Townhouse 

Districts (RT-3A) 

14.
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Official Community Plan Land Use 

Designation: 

(RM) Residential Medium Density 

Official Community Plan Development 

Permit Area Designation: 

Residential Development Permit Area #1 – 

Ewen Avenue Multi-Family Natural 

Hazards Development Permit Area #1 – 

Flood Hazard 

Site Area: 1.49 acres (0.61 hectares) 

 

There have been no rezoning or subdivision applications on this property in the past 15 

years. 
 

PROPOSAL 

 

The property at 746 Ewen Avenue has an area of 65,341.4 square feet (6,073.5 square 

metres). The applicant proposes to dedicate 7,571.8 square feet (703.8 square metres) for 

road, leaving a site area of 57,769.6 square feet (5,369.7 square metres).  

 

All vehicles will access the development from a new road located along its southerly 

property line. The new road will be constructed to City standards. The new road will also 

provide a segment of the Queensborough Mid-Island Trail. 

 

The applicant proposes to rezone the site to Queensborough Townhouse Districts (RT-

3A) to allow a townhouse development with 30 three-bedroom townhouse units in six 

buildings and two units in the 1923 house to be retained on site for a total of 32 units. The 

1923 house, the Shymkowich residence will be retained as part of a Heritage 

Revitalization Agreement. Council gave third reading to Heritage Revitalization 

Agreement 7690, 2014 for the house on June 23, 2014. The bylaw has been reviewed and 
approved by the Ministry of Transportation and Infrastructure and is expected to be 

brought forward to Council for consideration of adoption on August 25, 2014. 

 

The townhouse units are all three bedrooms with floor areas from 1,345 to 1,606 square 

feet (410 – 489.6 square metres). The retained heritage house has one three bedroom, two 

level unit with 1,784 square feet (165.8 square metres) of floor space and a one bedroom 

unit at 580 square feet (53.9 square metres). 

 

The proposed floor space ratio is 0.83. The proposed site coverage is 40% and the density 

is 24.2 units per acre (59.6 units per hectare). The buildings have a height of 34.8 feet 

(10.6 metres).  

 

The project requires 48 parking spaces for residents and seven parking spaces for visitors 

for a total of 55 parking spaces. The project provides 49 parking spaces for residents and 
seven parking spaces for visitors that comply with all Zoning Bylaw requirements. The 

project provides an additional 14 parking spaces in excess of the requirements of the 

Zoning Bylaw. These extra spaces are located in a tandem arrangement which does not 

satisfy the Zoning Bylaw requirements for access.  



City of New Westminster August 25, 2014 3 

 

Agenda Item 342/2014 

The proposal would require variances for the easterly side yard, separations between 

buildings on the same site and access to the 14 tandem parking spaces. The proposed 

variances are summarized in the following table:  

 

Zoning Bylaw 

Section 

Building 

Number 

 Required 

 (metres) 

 Provided 

 (metres) 

      

419.15 2  15.0 feet (4.57)  10.0 feet (3.05) 

419.18 2 – 3  38.8 feet (11.82)  30.0 feet (11.22) 

419.18 3 – 7  40.8 feet (12.44)  32.0 feet (11.22) 

419.18 4 – 5  38.8 feet (11.82)  32.0 feet (11.22) 

419.18 4 – 6  38.8 feet (11.82)  32.0 feet (11.22) 

Parking      

150.49 3,5,6  Side By Side  Tandem 

 
The adjacent site addressed as 728 and 734 Ewen Avenue is also the subject of a rezoning 

application for townhouses. The two projects depend on each other for emergency vehicle 

access and site circulation. A covenant will be registered to ensure coordinated 

emergency access and site circulation for the two projects. The two projects also have 

developed their communal outdoor space adjacent to each other along the common 

property line. An agreement will be registered which will allow the space to be used by 

both projects. Each project satisfies the open space requirements on their own site.  

 

The applicant has offered a voluntary amenity contribution of $30,000. 

 

SITE CONTEXT  

 

The subject site is zoned Queensborough Neighbourhood Residential Dwelling Districts 

(RQ-1). The subject property is currently occupied by a single detached dwelling.  

The property to the west of at 728 and 736 Ewen Avenue is also the subject of a current 
rezoning application which is being brought forward for Council’s consideration of First 
and Second Readings elsewhere on this agenda. That application would allow 37 

townhouse units.  

 

To the north across Ewen Avenue and to the east beyond Campbell Street are single 

detached dwellings zoned Queensborough Neighbourhood Residential Dwelling Districts 

(RQ-1). To the immediate west are single detached dwellings zoned RQ-1that are 

designated in the Official Community Plan for future residential development at medium 

density. To the west beyond these properties are Queensborough Community Centre and 

the Queensborough Elementary and Middle Schools. To the south are large properties 

zoned RQ-1 that could be the subject of future subdivision applications. 
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Existing Development Potential  

 

Under the existing RQ-1 zoning the site could be subdivided into lots with a minimum 

area of 4,000 square feet. The new lots would be accessed via a new road at the southerly 

property line the same as the townhouse proposal. After additional dedications for roads,  
the site would produce 8 – 10 lots, with each property allowed a secondary suite. The 

floor space ratio allowed for each lot would be from 0.55 to 0.60 depending on the lot 

size.  

 

Site Constraints  

 

The site has a geodetic elevation of 3 to 4 feet (0.9 to 1.2 metres) and is located within the 

Fraser River flood plain. It is subject to regulations that limit the development at grade for 

each unit to 452.05 square feet (42 square metres) for automobile parking and 118.4 

square feet (11 square metres) for an entry area. No storage or habitable floor space is 

allowed at grade. The underside of the floor system for the habitable space must be clear 

of 11.53 feet (3.53 metres) GSC.   

 

Sustainability Considerations 

 
A Sustainability Report Card has been received for this proposal is generally supportive 

of the City’s sustainability objectives in terms of providing family oriented units, 
increasing tax revenue from the property and intensifying the land use to support local 

businesses.  

 

Proximity to Transit Service 

 

Transit Facility Frequency Distance (m) 

Skytrain Station   

Frequent Transit Network   

Transit Stop 15 – 30 minutes – Route  104 

10 – 30 minutes – Route  410 

25 metres 

640 metres 

 

The site is not within walking distance of the frequent/rapid transit network. 

 

POLICY CONTEXT  

 

Official Community Plan Designations  

 

In the 2014 Queensborough Official Community Plan the site is designated as (RM) 
Residential – Medium Density. The plan describes this designation as: 

 

(RM) Residential – Medium Density – this area will contain medium density 

multi-family residential uses such as row houses, 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. 
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The proposed site is also designated as part of Residential Development Permit Area #1 

Ewen Avenue Multifamily. This development permit area is designated:  

 

…in order to provide housing in close proximity to the neighbourhood centre and 

help define the axis streets leading to the centre of the neighbourhood. This area 
will contain medium density, multi-family residential uses and may include 

community amenities such as child care or community space (e.g., fire hall). 

 

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 continued use of industrial lands to provide employment 

and the continued renewal and development of an historic New Westminster 

neighbourhood. 

 

The development site is part of an area identified in the Queensborough Community Plan 

for an Advance Street Plan, the Salter, Campbell and Ewen Area Street Plan: 

  
City Council has endorsed four Advance Street Plans for the Queensborough area. 

One of those plans specifies that the properties at 728, 736 and 746 Ewen Avenue 

are to take their site access from a new street to be dedicated along the southerly 

property line of these three properties. In order for the development at 746 Ewen 

Avenue to go ahead then the south access road must be dedicated by all three 

properties seeking redevelopment. A portion of the property at 220 Campbell 

Street must also be dedicated for this access road. In order for 746 Ewen Avenue 

to be developed the coordination of all four properties is required. The two 

rezoning applications are being presented on the same agenda as the projects must 

be viewed as one for these off-site works.  

 

The development site is currently developed with a 1923 house, the Shymkowich 

residence. The house has been found to be in good condition and to have heritage merit. 

The Queensborough Community Plan identifies the following policy for the retention of 

buildings with heritage merit. 
 

Policy 6.1 Protect and enhance built and natural  heritage assets. 

 

6.1c Work collaboratively with property owners to retain and restore heritage 

properties deemed significant by the community through Heritage 

Revitalization Agreements (HRAs). Potential incentives through an HRA 

include: 

 

 Relaxing certain zoning requirements, such as setbacks, on-site parking and 

/or density 
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 Using BC Building Code equivalencies wherever possible to ease the 

financial outlay and extra construction work that may be required by a 

heritage structure. 

 Considering on a case by case basis, the waving of Flood Construction 

Level requirements.   

 

The development site fronts onto Ewen Avenue which is designated as a Major Collector 

in the local road network. The Queensborough Community Plan identifies the following 

streetscape requirements for Ewen Avenue: 

 

Policy 9.3 Tailor the street network to accommodate priority modes according 

to the role of each street. 

 

Major Collector: Queensborough’s major collector street is Ewen Avenue, 
which has an attractive “main street” character. It comfortable 

accommodates pedestrians and cyclists, frequent transit, general purpose 

traffic, on-street parking, and local commercial vehicles but has minimal or 

no driveway connections. Where it passes through the community nodes it 

has an urban character with wide sidewalks and street trees in tree grates. 

Where it passes through residential areas it has a “softer” character with 
street trees in grass boulevards.  

 

PROJECT REVIEW PROCESS 

 

The project has proceeded through the development review process approved by Council, 

as outlined below: 
 

1. An information report was received by Council on July 8, 2013. 

2. The application has been circulated for review to all City Departments.  

3. The applicant held an open house prior to the March 24, 2014 Queensborough 

Residents’ Association meeting and then attended the meeting to discuss the 
application. The applicant also attended the Queensborough Residents’ 
Association meeting on April 22, 2014. 

4. The Advisory Planning Commission received an information presentation on this  

application at their meeting on January 28, 2014. 

5. The site development and architectural design of the project was reviewed and 

supported by the New Westminster Design Panel at their meeting on February 25, 

2014. 

6. The application was reviewed and supported by the Advisory Planning 

Commission on April 15, 2014. 

7. Staff reviewed the proposed amenity contribution per City policy. 
8. Council will consider the application on August 25, 2014. We are here. 

9. Public Hearing scheduled by Council. 
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Committee and Public Review 

 

The 1923 house, the Shymkowich residence will be retained as part the project. The 

retention of the heritage house was considered and supported by the Community Heritage 

Commission at their meeting on December 4, 2013.  
The project was reviewed and supported by the New Westminster Design Panel at their 

meeting held February 25, 2014. 

 

The project was presented to the Advisory Planning Commission for information and 

formal review. At their meeting on April 15, 2014 the Commission supported the project.  

 

The project was presented held a public open house on March 24, 2014 and presented to 

the Queensborough Residents’ Association on that date and April 22, 2014. A letter from 

the Residents’ Association, attached as Appendix 10 acknowledges the presentation and 

supports the project. 

  

DISCUSSION 

 

The application satisfies the Queensborough Official Community Plan land use 

designation for the site by providing medium density, ground oriented, family oriented 
housing. The proposed land use and density were supported by the Advisory Planning 

Commission. 

 

The application satisfies the Natural Hazard Development Permit Area #1 Flood Hazard 

designation by placing all habitable space above the 3.53 metre (11.53 foot) flood plain 

elevation identified for this site and by limiting the attached garages to a maximum area 

of 42 square metres (452.05 square feet) in floor area per unit and limiting enclosed 

entrance foyers to a maximum floor area of 11 square metres (118.4 square feet)per unit. 

 

The application satisfies the Residential Development Permit Area #1 Ewen Avenue 

Multifamily designation by providing well designed townhouses in close proximity to the 

neighbourhood centre which will help define the axis streets leading to the centre of the 

neighbourhood. The architectural and site design of the project as well as the sitting 

variances required to develop this project were supported by the New Westminster 

Design Panel. 
 

The application satisfies the Queensborough Official Community Plan policy to protect 

and enhance built and natural heritage assets by retaining and restoring a heritage 

building at 746 Ewen Avenue and continuing its use as a residential building. The 

Heritage Revitalization Agreement Bylaw and the Heritage Designation Bylaw to protect 

the house will need to be adopted by Council prior to the adoption of the zoning 

amendment bylaw. 

 

The application satisfies the Advance Street Plan and Ewen Avenue’s designation as a 
Major Collector in the Queensborough Official Community Plan by constructing a new 

street on the southerly property line for access to the project and the single detached 

residential lands to the south. The new road will also provide a segment of the 
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Queensborough Mid-Island Trail. Campbell Street would also be improved to City 

standards. This allows Ewen Avenue in front of these developments to become a high 

quality pedestrian sidewalk with no driveway crossings. 

 

The proposed emergency access and shared outdoor space will be guaranteed by 
covenants in favor of the City that will be registered on the properties. 

 

ADOPTION REQUIREMENTS 

 

If Zoning Amendment Bylaw 7716, 2014 is given third reading then the following 

requirements would need to be satisfied prior to adoption of the bylaw.  

 

1. Referral to Ministry of Transportation and Infrastructure. 

2. Registration of cross easements and access agreements with the adjacent properties 

at 728 and 734 Ewen Avenue. 

3. Adoption and registration of the Heritage Revitalization and Heritage Designation 

bylaws. 

4. Registration of a no build covenant containing the Engineering Department 

requirements and the project plans. 

 
If necessary, the Zoning Amendment Bylaw could be adopted with a no-build covenant 

that could only be discharged once the above requirements were met. 

 

INTERDEPARTMENTAL REVIEW 

 

The proposed development has been reviewed by all City Departments. All requirements 

have been incorporated into the plan. 

 

OPTIONS 

 

There are three options for Council’s consideration, they are:  
 

Option 1: 

 

That Council refer Zoning Amendment Bylaw 7716, 2014, to rezone 746 Ewen Avenue 
from Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) to 

Queensborough Townhouse Districts (RT-3A), for consideration of First and Second 

Readings, and forward the Bylaw to a Public Hearing on September 16, 2014. 

 

Option 2:  

 

That Council receive this report and take no further action. 

 

Option 3: 

 

That Council provide staff with alternative direction. 
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Staff recommends Option 1.  

 

CONCLUSION 

 

An application has been received to rezone the property at 746 Ewen Avenue to allow a 
residential development with 30 townhouse units and two units in the retained heritage 

building. The application satisfies all of the requirements of the Queensborough Official 

Community Plan as well as the City’s technical requirements. The application has  been 

supported by the New Westminster Design Panel, the Advisory Planning Commission 

and the Queensborough Residents’ Association. The retention of the heritage building as 
part of the project was supported by the Community Heritage Commission. 

 

 

ATTACHMENTS: 

 

Appendix #1:  Location Map 

Appendix #2:  Project Plans 

Appendix #3:  Sustainability Report Card 

Appendix #4:  Official Community Plan Designations 

Appendix #5:  Site Plan Review 
Appendix #6:  Policy Evaluation for Proposed Variances 

Appendix #7:  Advance Street Plan - Salter, Campbell and Ewen Area 

Appendix #8:  Advisory Planning Commission Report Dated May 20, 2014 

Appendix #9:  Letter From the Applicant Offering a Voluntary Amenity Contribution of 

$30,000 

Appendix #10: Letter From the Queensborough Residents Association 

Appendix #11: Draft of Zoning Amendment Bylaw 7716, 2014 

 

 

Original Signed by: 

 

 

 Original Signed by: 

James Hurst, 

Development Planner 

  

 Jackie Teed, 

Manager of Planning 

  Approved for Presentation to Council 

   

 

 

 

For: 

Beverly Grieve 

Director of Development Services 

 Lisa Spitale 

Chief Administrative Officer 
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