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REGULAR MEETING OF THE  
LAND USE AND PLANNING COMMITTEE 

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

September 14, 2015 at 12:00 p.m. 

Committee Room 2, City Hall 

AGENDA 

Call to order. 

ADDITIONS / DELETIONS TO THE AGENDA 

MOTION to amend the Land Use and Planning Committee agenda. 

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

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

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

declaring a conflict of interest with an item. 

MOTION to remove items from the Consent Agenda. 

MOTION to approve the recommendations for items remaining in the Consent 

Agenda. 

ADOPTION OF MINUTES 

1. No items.

PRESENTATIONS 

2. No items.

UNFINISHED BUSINESS 

3. No Items
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REPORTS FOR ACTION 

 

4. Brantford Proposal (Bent Court Project) 

 Rezoning Application 

  

5. 101 Third Ave/228 Manitoba Street (Urban Academy) 

 Rezoning Application 

 

a. Staff Report 

b. Applicant Presentation 

 

6. New Westminster Food Truck Policy  

 Workplan and Policy Approach 

 

CONSENT AGENDA 

 

7. Justice Institute  

 Minor Development Permit 

 

8. 520 Twenty-First Street  

 Rezoning Bylaw for First and Second Readings 

 

9. 335 Buchanan Avenue – Preliminary Report 

 Heritage Revitalization Agreement 

 

10. 205 Clinton Place – Preliminary Report 

 Heritage Revitalization Agreement 

 

11. 602 Ewen Avenue (Spangol’s Townhouses) – Preliminary Report  

 Rezoning Application 

 

ITEMS REMOVED FROM THE CONSENT AGENDA 

 

 

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

 

12. Regional Growth Strategy Amendment – Inclusion of Regional Context 

 Statements from Various Municipalities 

 

13. Delegation of Powers to LUPC: Introductory Comments 
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NEW BUSINESS 

 

14. 

 

CORRESPONDENCE 

 

15. No items. 

 

ADJOURNMENT 
 
 

 



R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 9/14/2015 

From: Beverly Grieve 

Director of Development Services 

File: DPU00055 

Report #: 404/2015 

Subject: 612-618 Brantford Street Development Inquiry 

RECOMMENDATION 

THAT the Land Use and Planning Committee provide comments to staff on the 

options noted in this report for moving forward on the development inquiry for the 

properties at 601-608 Brantford Street. 

EXECUTIVE SUMMARY 

This report provides preliminary information on a development inquiry for the properties 

located at 601-608 Brantford Street in the Bent Court area of the Brow of the Hill 

neighbourhood.  Staff would like comments on how to proceed with this inquiry:  

a) Should the applicants be encouraged to wait until the Official Community Plan

review is complete, including discussion of a transfer of density program and

heritage considerations for Bent Court;

b) Should the applicants be encouraged to proceed with a development application

that retains the two historic houses through a Heritage Revitalization Agreement

(HRA), an Official Community Plan amendment and a Development Permit

process; or

c) Should the applicants be encouraged to proceed with a development application
utilizing a standard rezoning, Official Community Plan amendment and

Development Permit process, and which would result in the demolition of the two

historic houses.

1. PROPOSAL

The applicants are proposing to amend the Official Community Plan (OCP) and rezone 

the consolidated properties to allow for the construction of a six-storey, multi-family 
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building. As there is no legal protection on the historic houses located on the site, the 

likelihood is that they would be demolished. 

 

2. POLICY AND REGULATIONS 

 
2.1 Official Community Plan  

 

Commercial Historic Area (CH): This area will include heritage buildings in a 

commercial street. It is anticipated that pedestrian scale commercial uses will be at the 

street level and commercial, office or residential uses above the ground level. Depending 

on the provision of public amenities, a density bonus may be considered.   

 

Commercial and Mixed Use Development Permit Area #2 Uptown: This Area is intended 

to promote the Uptown as the professional centre of New Westminster, provide 

opportunities for a range of pedestrian-oriented commercial uses, and promote residential 

use on the upper floors.   

 

The proposed development would not be consistent with the CH designation or the 

Development Permit Area and would require an OCP amendment to allow for a different 

land use designation and for appropriate guidelines. 
 

2.2 Zoning Bylaw 

 

Community Commercial Districts (High Rise) (C-3): The intent of this district is to allow 

for large-site high-rise, commercial, and mixed use development including pedestrian-

oriented commercial businesses and multi-family residential.  All residential units are 

required to be located above the first storey at street level. 

 

The applicant’s proposal for an all-residential building does not meet the requirements for 

the C-3 zone and would trigger a rezoning application since they are proposing residential 

units on the first storey without any commercial component.  As outlined below, an all -

residential building would be preferred over a mixed use building since the property is off 

of Sixth Street and would not have the required exposure for retail businesses.   However, 

there are larger policy discussions that need to occur in regards to the OCP update, 
heritage considerations for Bent Court, and the heritage homes on the property that would 

be demolished under either development scenario.  This will be discussed in further detail 

within subsequent sections of this report. 

 

2.3 Heritage 

 

New Westminster’s existing Official Community Plan and the New Westminster Heritage 
Management Plan both identify the use of Heritage Conservation Areas as an effective 

tool for managing the City’s heritage resources and streetscapes and to lessen the loss of 
heritage building stock and neighbourhood character. 
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A Heritage Conservation Area (HCA) is a distinct district identified for heritage 

conservation purposes in the OCP, and established by a bylaw.  An HCA may establish  

design controls and may create a list of specific properties within the area which receive 

formal protection.  Exterior alterations or new construction for properties not on the 

schedule must conform to design guidelines. 
 

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

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

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

property owners. An HRA does not change the zoning of the property; rather it adds a 

new layer which identifies how the underlying zoning is being changed.   

 

3. BACKGROUND 

 

3.1 Site Characteristics and Context 

 

Bent Court is an area that has retained its historic characteristics, scale and sense of place, 

with a unique cluster of heritage buildings that were mostly built between 1911 and 1936, 

with the oldest house dating to 1890.   

 
The three properties in question face north onto Brantford Street and are the only 

buildings that front onto this street. The properties are directly across the street from a 

110 unit, 21 storey multi-family building that was constructed in 1990. Adjacent to the 

properties on the west, are two single family houses, one of which has a commercial use 

and one a residential use. To the east are a surface parking lot and a gas station that fronts 

onto Sixth Street. To the rear (south) of the properties are three single family dwellings, 

two of which have a commercial use and one a residential use, and all of which front onto 

Bent Court. There is rear lane access to only 618 Brantford Street.  

 

3.2 Project Description 

 

The applicants are proposing to rezone the subject property to facilitate the development 

of a mid-rise, 39 unit multiple residential building, which includes 10 ground-oriented 

townhouse units with private outdoor patios.   Being located off of Sixth Street, the 
subject properties do not have the exposure required for commercial/retail uses, hence, 

the applicants would prefer an all-residential development as opposed to a mixed use 

development.  The drawings provided within this report are very preliminary in nature 

and will be further reviewed by staff depending on the direction received from the LUPC.  

Staff and the applicant would like to get direction from the LUPC before further money 

and resources are invested on the project design.  The project drawings are attached as 

Appendix “A”. 
 

It should also be noted that the applicants may move forward with a mixed use 

development proposal that stays within the existing C-3 zoning parameters. This would 

be their back-up option pending how the process unfolds in regards to an OCP 

amendment/rezoning application.  Staff is more supportive of an all-residential 

development concept as opposed to a mixed use building that may have issues in regards  
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to viability of commercial uses and the potential for vacant storefronts.   However, al l  

development applications may be premature until there is some more clarity from the 

OCP 2041 update in regards to the long-term vision of this area and the heritage 

considerations for Bent Court. 

 
3.3 Project Statistics 

 

Site Information 
 

Applicant/Owner: Alpha Beta Developments 

 

Architect:  Boldwing Continuum Architects 

 

Addresses 612, 616, and 618 Brantford Street 

Current Zoning Community Commercial Districts (High Rise) (C-3) 

Proposed Zoning Comprehensive Development District  

Current OCP Land Use 

Designation 

Commercial Historic Area (CH) 

Proposed Land Use Designation Residential – Medium Density (RM) 

Site Data Properties Combined (Existing): 

Frontage: 183.40 ft. (45.40 m.) 

Depth: 148.48 ft. (30.00 m.) 

Area: 14,688.46 sq. ft. (1,364.60 sq. m.) 
 

Road Dedication Requirement: 1567.66 sq. ft. (145.64 

sq. m)  

Net Site Area: 13,120.80 sq. ft. (1218.96 sq. m.) 

Proposed Site Coverage Ground-Level (Townhouses) – 52.2% 

3
rd

 Storey and Above (Condo Apartments) – 44.0% 

Proposed Density (FSR) 3.01 

Proposed Height 74.00 ft. (22.56 m.) 

Proposed Setbacks Front 

 

Proposed Parking 59 spaces as per Zoning Bylaw requirements 

 

3.4 Previous Heritage Conservation Area Study 

 

On March 11, 2013, Council directed staff to proceed with a Heritage Conservation Area 
study on four small areas in four different neighbourhoods as an early part of the Official 

Community Plan review. A preliminary heritage analysis was carried out for the study 

areas and the most appropriate properties to list were identified. Residents of each 

potential Heritage Conservation Area were sent information letters and were invited to 

information meetings. The Community Heritage Commission, the relevant Residents’ 
Associations and the New Westminster Preservation Heritage Society were also 

consulted.   
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After the four HCA information meetings were held, (two of which were streamed live), a 

follow-up letter was sent to the property owners with a “yes/no/undecided” form and a 
stamped return envelope.  The following table summarizes responses to the question of 

whether or not people wished to continue discussions with the City about a Heritage 

Conservation Area. Given that there was little support from the study areas, Council 
directed staff to conclude the study of HCAs in those particular areas.  

 

Study Area Number of 

Properties 

Responses 

Received 

Support Non-

support 

Undecided 

Bent Court 19 13 (68%) 3 8 2 

Brow of the Hill 14 10 (71%) 2 8 0 

Queensborough 32 19 (60%) 3 14 2 

Queen’s Park 34 11 (32%) 3 6 2 

 

4. DISCUSSION 

 

4.1 Heritage 

 

Bent Court has been identified as having historic character, as evidenced by its OCP land 
use designation.  In the 1980s, nine properties were listed on the City’s Heritage 
Inventory; however, none are listed on the Heritage Register nor are any protected with 

heritage bylaws. There have been no Heritage Revitalization Agreements in this area. As 

noted above, the area was approached regarding a Heritage Conservation Area, but was 

not well received by the majority of property owners. 

 

The general reluctance of Bent Court property owners to agree to heritage protection for 

their properties is likely because the properties are zoned for higher density and 

commercial use. The property owners have benefitted from land that looks and feels like 

a single-family neighbourhood but that has land value potentially far beyond that in a 

single-family neighbourhood. Based on comments received during the HCA study, 

property owners intend to benefit from this zoning when they sell their holdings in the 

future. 

 

An effort was made at the writing of the 1998 OCP to encourage retention of the historic 
houses by allowing pedestrian scale commercial uses at street level and commercial, 

office or residential uses above. According to City records, five of the 18 houses (28%) 

currently have commercial uses. 

 

If the City were to create a Heritage Conservation Area, or some other form that protects 

the heritage buildings from demolition, there could reasonably be some form of incentive. 

As part of the OCP review, a transfer of density program could be discussed with the  

community.  It would be important to determine the level of interest in such a program, 

where the unused density might go, the most effective mechanism and timing, and if this 

would really balance the loss of density in a heritage conservation scenario. 
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The key question regarding this application is whether or not the loss of two historic 

houses, one of which is a pre-1900 house, is acceptable as part of the applicant’s 
proposed development concept. 

 

4.2 Heritage Value 

 

The house at 612 Brantford Street was constructed in 1890, altered in 1913 and converted 

to a duplex in 1948. Although in rough shape, it retains its original massing and materials. 

It is likely that the original siding remains underneath the stucco.  The house at 618 

Brantford Street was constructed in 1941and relocated from 611 Sixth Avenue to this site 

in 1952 (to make way for the library). It is also a duplex and retains its original massing 

and materials. Both houses have heritage value for their age and architectural design, with 

the historic value of the pre-1900 house being particularly high for its age alone.  There is 

an expectation in the community that the City will make every effort to encourage and 

facilitate retention of pre-1900 buildings. 

 

4.3 Urban Design 

 

Staff have not undertaken a comprehensive urban design review given the larger question 

regarding the heritage character of the area and the long-term land use vision for the area 
that will be examined as part of the OCP update.   The direction received from the LUPC 

will have a significant impact on how this project moves forward.   

 

Some preliminary urban design comments/considerations for the attached development 

concept include how can it best fit within the heritage context of the neighbourhood, the 

provision of adequate useable open space for residents, providing a greater setback along 

Brantford to allow for more functional patio spaces for the ground-oriented townhouse 

units, and having a more prominent building step back for upper portions of the building. 

Another important design aspect for new development will be to encourage a 

contemporary design that provides a good juxtaposition between the older heritage homes 

within the neighbourhood and the new buildings.   Providing for a more sensitive 

transition between the high-rise to the north and the heritage houses along Bent Court and 

lower density residential uses along Seventh Street is also another important 

consideration for this project should it move forward.  
 

4.4 Streetscape 

 

Brantford Street is a narrow roadway which feels more like a lane than a street.  While the 

applicant would be required to provide a dedication to widen Brantford Street, the 

roadway will still be fairly narrow and the ability to get additional dedication on the 

opposite side of Brantford Street is unlikely for the very long-term given the presence of 

the existing high-rise condominium building. 

 

4.5 Traffic 

 

The traffic impact of the proposed development will be further considered depending on 

how Council wishes staff to move forward with this proposal (in light of the heritage  
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considerations that are being outlined within this report).  A traffic analysis would be 

required to assess the additional traffic that the proposed development would create along 

Brantford Street and other nearby roadways.  A positive attribute of the subject site is that 

it is located within walking distance to commercial amenities, schools, parks, and transit 

(frequent bus route along Sixth Street). 
 

4.6 Parking 

 

The proposed drawings, which are preliminary in nature, have a shortage of three parking 

spaces for the residential units.  The applicant would need to address this shortage 

through providing the additional parking spaces or by pursuing a parking reduction 

through the provision of car share parking (subject to a car share provider providing a 

commitment letter) or paying cash-in-lieu for parking. 

 

4.7 Sustainability 

 

Depending on how the LUPC wishes staff to proceed with this proposal, the applicant 

would be required to provide a sustainability report card.  As part of the development 
process, staff would work with the applicant to examine opportunities for creating a more 

sustainable building design than what is currently being proposed.   

 

5. PROCESS 

 

Should Council direct staff to move forward with this proposal as a development 

application that retains the heritage buildings, then the applicant would be required to 

follow an HRA and Development Permit process concurrently with the standard OCP 

amendment process.  

 

If the direction from Council is to proceed with a development application that does not 

retain the heritage buildings, the applicant would be required to follow the standard 

rezoning and Development Permit process concurrently with the standard OCP 

amendment process.  
 

The applicant already has the right to follow the Development Permit process if they 

wish to keep within the existing C-3 zoning parameters.  Staff would provide a follow-up 

report to the LUPC on the required development process, as well as providing more 

refined drawing submission, based on the direction received from the LUPC and the 

development option that the applicant chooses to pursue.  

 

6. OPTIONS 

 

The following options are available for moving forward with this proposal and staff 

seeks comments from the LUPC on moving forward with this development inquiry: 

 

a) Encourage the applicant to wait until the Official Community Plan review is 

complete, including discussion of a transfer of density program and heritage 
considerations for Bent Court;  
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b) Explore opportunities for retaining the historic houses as part of a OCP amendment 

and HRA application;  

c) Allow for the redevelopment of the site at this time as part of an OCP amendment 

and standard rezoning application; or 
d) Other 

 

Staff recommends either option (a) or (b). 

 

 

 

ATTACHMENTS: 

 

Appendix A: Project Drawings 
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 9/14/2015 

From: Beverly Grieve 

Director of Development Services 

File: 

Report #: 3/2015 

Subject: Urban Academy OCP and Rezoning Application - 228 Manitoba Street 

and 101 Third Avenue  OCP00012 and REZ00121 

RECOMMENDATION 

THAT the Land Use and Planning Committee: 

1. Provide comments to staff in regards to moving forward with a revised

development proposal for the Urban Academy (UA) redevelopment;

2. Provide an opportunity for area residents to appear as delegations between

12:00 to 12:30 at the October 5, 2015 LUPC Meeting.

EXECUTIVE SUMMARY 

Urban Academy Society has applied for an Official Community Plan (OCP) amendment 

and a Rezoning for the properties at 101 Third Street and 228 Manitoba Street. These 

applications are to facilitate a revised and scaled-down development proposal for an 

Urban Academy school expansion in light of concerns raised by the community as part of 

the public hearing process for their previous applications, which was subsequently 

rejected by Council.  Under the revised proposal, the applicant no longer wishes to pursue 

a Heritage Revitalization Agreement, but rather, to amend the Official Community Plan 

designation and rezone the properties to a comprehensive development district based on 
the Public and Institutional (P-1) Zoning District. 

1. PROPOSAL

The owner, Urban Academy Society, wishes to amend the OCP designation for 228 

Manitoba Street from Residential Medium and High Density (RM/RH) to Schools (S) and 

rezone both 228 Manitoba Street and 101 Third Avenue from Multiple Dwelling Districts 

5
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(Low Rise) (RM-2) and Comprehensive Development District (P-CD-1) to a new 

Comprehensive Development District based on the Public and Institutional (P-1) Zoning 

District.  The applicant intends to consolidate both properties into one development site 

for the proposed school, which under this revised proposal, would have capacity for 350 
students and accommodate the growth of the school for the next 8-10 years.    

 

2. POLICY AND REGULATIONS  

 

2.1 OCP Land Use Designation 

 

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

 

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

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

family residential uses such as row houses, stacked townhouses, and low rises. 
(RH) Residential – High Density: this area will contain high density multi-family 

residential uses including row houses, stacked townhouses, low rises and high 

rises. 

 

2.2 Zoning Bylaw 

 

101 Third Street 

 

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

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

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

caretaker.  

 

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

maximum site coverage of twenty percent and a maximum floor space ratio 0.4. 
The existing Robson Manor building at 101 Third Street is protected by a heritage 

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

by the City. This gives Council the authority to prohibit demolition of the building and 

limits the development of the site to the existing building. Further, the existing zoning 

and Official Community Plan land use designation limit the site to school or child care 

uses.  

 

228 Manitoba Street 

 

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

which allows low-rise apartment development with an opportunity for increased density 

upon amenity provision conditions being met. Maximum density in the RM-2 zone is 1.2 

FSR at base density and 1.8 FSR at bonus density. Off-street parking is required in  
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accordance with the general parking requirements. The RM-2 zoning indicates that the 

height of a building shall not exceed 35 feet nor three storeys developed for housing 

purposes 

 

A redevelopment of this site in accordance with the existing zoning would not 
accommodate the same density and number of dwelling units as the existing building 

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

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

market rental housing as it falls outside of the 400 metre distance to a Frequent Transit 

Network; and 2) the lack of a rear lane and the difficulty of accessing underground 

parking from Manitoba Street.  

 

2.3 Heritage 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.   
 

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

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

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

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

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

bylaws on June 12, 2006. As part of this process, Urban Academy agreed to a Heritage 

Designation Bylaw being placed on the Robson Manor property. This bylaw was adopted 

in Fall 2014.   

 

Should the project move forward, it would be assessed against the Standards and 

Guidelines for Conservation of Historic Places in Canada  in regards to how the proposed 

school would relate to the Robson Manor building. 

 
2.4 Affordable Housing Strategy 

 

The Affordable Housing Strategy (the Strategy) guides affordable housing initiatives in 

the City and was endorsed by Council in 2010, with the goals of preserving and 

enhancing the stock of safe, affordable, appropriate rental housing, and of improving the 

choice of housing for low and moderate income residents and households with unique 

needs. 

 

In support of the Strategy’s goals and objectives, two policies were identified: 1) a policy 
that supports the replacement of lost rental units in redevelopment situat ions, and/or a 

financial contribution directed to the Affordable Housing Reserve Fund.  Replacement 

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

Westminster; and 2) a policy with procedural guidelines that minimizes the impact of 
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displacement on tenants that are forced to move out of their residences in the event of 

upgrades or renovations to their rental accommodation.  

 

2.5 Secured Market Rental Housing Policy 

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

with the goal to retain, renew and enhance New Westminster’s stock of safe, affordable, 
appropriate rental housing.  

 

The first goal in the Policy is the retention of the existing rental housing stock. In 

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

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

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

as heritage conservation or the building has deteriorated to such a point where upgrading 

is not feasible. 

 

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

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

relocation and replacement housing options. It is expected that the relocation plan for the 

existing residents would exceed the minimum requirements of the Residential Tenancy 
Act. The replacement housing, would as a first priority, be secured market rental housing 

on or off-site and as a second priority, payment into the City’s Affordable Housing 
reserve fund.  

 

2.6 Residential Tenancy Act 

 

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

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

requires that a landlord undertaking demolition or major renovation: 

 

 Provide an amount to the tenant equal to one month’s rent to tenants; 
 Return security deposits to tenants; and 

 Provide a minimum of two months’ notice.  
 

3. BACKGROUND 

 

3.1 Site Characteristics and Context 

 

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

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

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

eleven story mid-rise tower with 2.35 FSR. 
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3.2 Project Description 

 

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

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

the students are located on two different campuses in the city, JK to grade 5 at 101 Third 
Street and grades 6 – 12 in a leased facility at 601 Eighth Avenue.  The purpose of this 

application is to bring a revised development proposal for the site to facilitate the 

development of a new building that would be mostly located at 228 Manitoba Street with 

hard and soft landscaped improvements (play areas, outdoor activity area, concrete 

pavers, etc.) at 101 Third Street (Robson Manor Property).  The proposed architectural 

and landscape plans are attached as Appendix A. 

 

The proposed new school building would be three storeys above grade with a rooftop 

deck.  The building would mostly contain classroom space, with one additional storey 

below grade to accommodate music rooms, drama theatres, a gymnasium and parking. 

The proposed new building would be 2,965.4 sq. m. (31,919 sq. ft.) which would bring 

the density on the site to 1.17 FSR.  The total staff count at full capacity would be 35. 

Figure 1 below highlights the differences between the previous development concept and 

the latest proposal. 

 
Figure 1: Comparison between original proposal and new proposal 

 

 
 

To summarize the table above, the revised proposal sees the size of the new proposed 
building being reduced by 372 sq.m. (4,004 sq.ft.) with a  0.1 reduction in overall FSR for 

the site.  The new proposed building is now mostly located on 228 Manitoba Street and 

will no longer wrap around the north side of the Robson Manor building.  The height of 

the proposed building has increased from the original proposal by 4.0 metres for a small 

portion of the building to allow for elevator and stairwell access to the rooftop deck.   As 

part of their Rezoning and OCP Amendment Application Brief, the applicant has 
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provided comparison site plans highlighting the differences between the existing site 

conditions, the previous development proposal, and the latest redevelopment concept – 

see Appendix B. 

 

An OCP amendment is required for 228 Manitoba Street in order to change its 
designation from “Residential Medium and High Density” (RM/RH) to “School” (S).  A 
Rezoning application is required in order to rezone both 228 Manitoba and 101 Third 

Avenue from RM-2 and P-CD-1 to a comprehensive development (CD) zone based on 

the P-1 Public Institutional Zone. The applicant has decided to pursue a CD zone since 

the proposal would not fit under the P-2 zone in terms of height and density and the P-3 is 

intended for high density institutional uses. Both applications would be reviewed 

concurrently.  

 

3.3 Project Statistics 

 

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

existing Robson Manor, are summarized below: 

 

Building: Existing Robson 

Manor 

 

Proposed New 

Urban Academy 

Building 

 

Proposed New 

Urban Academy 

Building and 

Existing Robson 

Manor  

Gross Floor Area:          962 sq m (10,359.61 
sq ft) 

 

2,950 sq m 
(31,753.5 sq ft) 

 

3,912 sq m 
(46,122.71 sq ft) 

Floor Space Ratio 

(228 Manitoba St. 

And 101 Third Ave 

consolidated:         

0.28 FSR 

 

0.88 FSR 

 

1.17 FSR 

Building Height:           9.26 m (30.38 ft.) 

 

16.5 m (54.13 ft) 

 

- 

Total Site 

Coverage at Grade: 

7.7 % 

 

19.7% 27.4% 

Number of Storeys: 

(above ground)     

3 3 + rooftop deck 3  + rooftop deck 

Number of Storeys: 

(below ground) 

1 1 1 

Off-street Parking:        8 spaces 
 

25 spaces 25 spaces 

Long-term Bicycle 

Parking: 

n/a 35 spaces 35 spaces 
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4. DISCUSSION  

 

There were a number of issues raised in regards to the previous Urban Academy proposal. 

These include: the need to find an alternative site for the school; the loss of rental 
housing; community consultation, form and character of the proposed development (site 

density, building setbacks, massing and height of the building, and character of design 

and relationship to the historic Robson manor building); and, parking and traffic.  The 

applicant has provided a response in regards to how they propose to address these issues 

as part of the attached Application Brief (Appendix B).  A summary of their response to 

each issue is provided below within the following sections. 

 

4.1 Alternative Site Analysis and Rationale for New Development Proposal  

 

The applicant indicates that Urban Academy went back out to look at alternative sites 

after Council decided to not support the previous submission. Urban Academy looked at a 

number of different development options such as the school being located within a high 

rise tower or occupying a few floors in a building, locating the school with potential 
future development projects and leasing space in shopping centres, buildings, and 

businesses that were for sale.  The applicant indicates that these searches have yet to 

produce a positive result with the main issues being timing, amount of available space, 

access to sufficient play space, and development costs. The applicant has indicated that 

Urban Academy will continue to actively search properties and have met with 

neighbouring municipalities to start discussions on potential sites outside the city.  

 

The applicant has decided to look again at the current site in order to re-examine how 

they can develop the site in light of the community concerns raised. As outlined in the 

Application Brief, they will examine and assess all components of a second application 

using three major criteria: 

 

 The ability to be a good neighbour and fit in to the existing neighbourhood context   Meeting the programming needs of students and creating a sustainable school  The ability of the Board to finance the project 
 

4.2 Tenant Relocation and Loss of Rental Housing   

 

The proposed project is not in alignment with the Secured Market Rental Housing 

Strategy in that it will result in the loss of eight purpose-built rental housing units.  

 

As outlined in Appendix B, the applicant has undertaken the following steps for tenant 

relocation at 228 Manitoba Streets: 

 

 Two months free rent (one month in addition to the one month required by the 
Residential Tenancy Act and for some who preferred it, UA paid their first two 

months’ rent in their new home, regardless of the cost differential); 
 Early return of security deposits and help to pay a deposit if costs of the deposit 

process exceeded their financial ability; 
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 Practical assistance during relocation  Moving expense assistance  Supply of moving cartons  Alternative accommodation at 101 Royal Avenue in newly renovated suites at the 
same rental rate they were paying at 228 Manitoba 

 

This plan does exceed the minimum requirements of the Residential Tenancy Act. Staff 

note that as part of the previous application, a letter was sent to tenants to inform them 

directly of the application when it was submitted to the City. Some tenants believed that 

this construed a notice to vacate early in the process; however Urban Academy’s 
motivation was to inform tenants of the development application rather than having them 

learn about it through other channels. 

 

It is the opinion of the applicant that they have strived to ensure a “safe, dignified and 

respectful re-location practice was in place and that they have worked individually with 

the tenants based on their personal needs.  All tenants moved at their own volition and 

indicated the terms that they wished to see for themselves in their relocat ion.”  
 

In regards to the loss of rental housing, the applicant acknowledges that the loss of 8 
rental units would be unavoidable should the UA expansion proceed.  They indicate that 

UA agrees to mitigate the loss of these units through a contribution to the City’s 
Affordable Housing Reserve.  To this end, they hope to work with the City in developing 

a methodology that would support an appropriate contribution to the fund that is 

“meaningful to the achievement of affordability and proportionate to our (UA’s) 

organization.” 

 

As this application proceeds in the process, staff will work with Urban Academy to 

determine and appropriate methodology and value for the contribution. Any contribution 

could be placed in the Affordable Housing Reserve Fund and with the advice of the 

Housing Affordability Task Force be used to advance the City’s affordable housing 
initiatives. 

 

4.3 Community Consultation 
 

The applicant has indicated that they have “reflected upon all of the feedback and the 
concerns raised by the community and have been instructed by that information when 

considering how to proceed with this new application”.  In making a new submission for 
re-development of the current school site, the applicant indicates that UA has worked to 

address the critical development issues within the Queen’s Park community.  

 

According to Appendix B, the applicants have held informal meetings and discussions 

over the summer months with immediate neighbours, specifically those most opposed and 

vocal against the original expansion project. According to the Application Brief, UA has 

provided information to immediate neighbours in regards to the work that has been 

undertaken by the UA Board since May to investigate the full spectrum of options for 
UA’s future and the difficulty in finding viable options that meet the needs and resources 
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of the school (finding alternative sites that meet the criteria and timeline demands for the 

school). UA indicates that they have expressed a strong desire to have the school remain 

within New Westminster where significant investments and “roots” have been put down.  
The applicant indicates that UA has also broached the subject of a new approach to 
expansion at Robson Manor and has asked for input in regards to the perspectives on the 

elements that would have to change to be acceptable to the community on a possible 

second application. 

 

The applicant indicates that the initial feedback from some neighbours indicated a desire 

for a more formal approach to neighbourhood engagement, with the assistance of the 

Queen’s Park Residents’ Association.  However, UA indicates that formal work with the 
QPRA does not seem to be a possibility, but they look forward to receiving some 

direction from the QPRA and welcoming their feedback. 

 

A meeting was held on July 28 with two UA Board members, Jennifer Thompson, and 

the Board Chair Deborah McKenzie and 11 Queen’s Park residents and neighbours to 
discuss the school’s future and work toward potential grounds for collaboration.  UA 
indicates that the residents who attended were still non-supportive of the proposal or 

UA’s expansion.  A letter from the residents’ group has also been sent to the City 

(Appendix D).The applicant indicates that they hope to continue to work with neighbours 

since they believe the leading concerns have been significantly altered based on their 

feedback during the previous application.  

 

Should this application proceed, it is suggested by staff that the applicant provide a 

formal public consultation strategy outlining how they intend to consult with area 

residents regarding the latest proposed concept. It is also suggested by staff that a 

facilitator be retained by Urban Academy to assist with the process. 

 

4.4 Proposed Density, Scale, Form, and Character 
 

With the latest concept, the new school building has been located almost entirely on the 

228 Manitoba Street property to the rear of the Robson Manor.  The applicant believes 

that this accomplishes a number of objectives with regards to:  

 

 Significantly shortening the Manitoba Street façade;   Opening up views to Robson Manor from a wide angle approach along Third and 
Manitoba Streets; 

 Increasing the amount of play space on the consolidated school site; 

 Improving sunlight access and views from neighbouring properties across 
Manitoba Street; and 

 Emphasizing Robson Manor “front and center on the site”, which they indicate is 
appropriate for this protected structure.  

 

As per the attached drawings, the new school building will be three storeys above grade, 

with an accessible partially vegetated roof for play space.  The massing of the building is 
comprised of a larger three storey main block and a smaller two storey wing placed along 
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the Manitoba Street Frontage.  The applicant indicates that by stepping down the massing, 

this smaller building mass is designed to better relate to the residential forms across the 

street in scale and materiality.   

 

Under the revised proposal, the setback along Manitoba Street has been increased from 
1.0 metres to 4.0 metres for the first two storeys of the proposed school building and then 

steps back an additional six metres at the third floor.  The applicant believes that the 

proposed setback should provide space for a city sidewalk and boulevard grass to run 

down Manitoba Street with room for landscape screening to be integrated with the new 

stone wall to meet and extend the existing heritage stone wall.  The latest proposal also 

shows a 1.5 metre setback (previously 0 metre setback) between the new proposed school 

building and the property to the east (surface parking lot for the existing 11 storey 

apartment tower). 

 

An initial review of the plans indicate that a significant number of the concerns raised by 

residents in the community and the technical advisory committees have been addressed in 

the new proposal.  If the application moves forward, staff will work with the applicant on 

the urban design for this project depending on the direction received from the LUPC and 

Council.  The application would also be brought forward to the New Westminster Design 

Panel for design input. 
 

4.5 Parking and Traffic 

 

The applicant indicates that UA has worked with a traffic consultant to study and address 

community traffic concerns as part of the original proposal and that potential 

Transportation Demand Management (TDM) options were brought forward as part of the 

Transportation Impact Study that was submitted.  The TDM options outlined within the 

Transportation Impact Study were targeted towards both school staff and students and fall 

into several categories which include encouraging walking, transit ridership, carpooling, 

and cycling to the school.  

 

As per the attached Application Brief (Appendix B), a majority of the on-street parking in 

the area is either is unrestricted parking or is two hour parking (M-F 8am to 6pm).  

Without a change in street parking signage, the City would not be able to enforce the 
drop-off and pick-up arrangement in the Transportation Impact Study. Further, adding 

more restrictive parking regulations could be problematic for other users of the on-street 

parking such as residents, people accessing Tipperary Park and the Tennis Club, shoppers 

using the Farmer’s Market and Qayqayt parents.  

 

To address the issue of parking enforcement, Urban Academy administration put forward 

a Code of Conduct for school parents which “includes monitoring and enforcement by 

UA administration in the absence of City parking signage/enforcement” (Appendix C).   

Staff has undertaken a preliminary review of the Code of Conduct and further discussions 

would need to be held in regards to how the Code of Conduct would be actively enforced.   

Staff also feels UA would need to provide a written commitment to the City in regards to 

the monitoring and enforcement of parking issues as a result of the school.  
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The applicant indicates that the City’s Engineering department has participated in the 

Transportation Impact Study work and ultimately approved the findings and approach 

taken to deal with the traffic and parking issues.  They note that the Advisory Planning 

Commission still expressed concerns and noted the following in its deliberations:  

 
“The parking and traffic issues have not been sufficiently addressed and are 
unlikely to be enforced by a code of conduct; it was requested that Urban Academy 

provide a firm commitment regarding transit concerns, including the provision of 

a bus service.” 

 

The applicant believes that the new proposal benefits from two new initiatives that will 

help address parking and traffic concerns which includes a bus service for students and 

increased use of Royal Avenue by parents for pick-up and drop-off.  

 

As outlined in the Application Brief (Appendix B), UA has instituted a school bus service 

for their students that will begin in the fall (2015).  This bus service is intended to serve 

families looking to opt in and will operate travelling in an east-west direction. Based on 

discussions with school families, the school shuttle would first serve those living in East 

Vancouver and Burnaby. Year two of this program would expand to those living in the 

Tri-Cities area. Increased enrollment would make this service more financially feasible 
and would have a significant positive impact on the number of drop-off and pick-up trips. 

The applicant indicates that other schools in the Metro Vancouver area use a school 

shuttle system successfully. 

 

In addition, the use of the existing parking lane on the north side of Royal Avenue has 

been prioritized by parents for pick-up and drop-off parking. The Transportation Impact 

Study indicates that the two primary drop-off and pick-up areas (Fourth Street Parking 

Lot and Royal Avenue) have approximately 63 parking spaces available combined, and as 

such would be able to accommodate the anticipated demand.  However, as noted by staff 

in the previous application submission, there is no guarantee that this parking would 

always be available to the school as this is a publically accessible parking are used by  the 

Farmer’s Market, filming crews, the tennis club and users of Tipperary Park, amongst 
others.  The issue of enforcement for the pick-up and drop-off parking would also need to 

be resolved.  

 
As previously outlined within this report, staff would need to further assess whether the 

measures outlined above would address the parking and traffic concerns raised as part of 

the previous development proposal depending on the direction received from the LUPC 

in regards to moving forward with this application. Planning staff would assist ensuring 

that a relationship between the school and the City’s Parking Patrol staff is developed so 
that concerns about illegal parking can be addressed. 

 

4.6 Sustainability   

 

The applicant has provided a Sustainability Report Card for the latest revised proposal.  

Depending on how Council would like Staff to proceed with the latest proposed concept, 



City of New Westminster September 14, 2015 12 

 

Agenda Item 3/2015 

staff will work with the applicant in regards to promoting a sustainable building design 

and will bring forward a Sustainability Report Card as part of a future LUPC report. 

 

Proximity to Transit 

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

Frequent Transit Network and the Columbia Street SkyTrain Station.  

 

Transit Facility Frequency Distance (m) 

SkyTrain Station 3 minutes 400 metres 

Frequent Transit Network 10 minutes 400 metres 

Transit Stop 30 – 60 minutes 175 metres 

 

5. PROCESS  
 

Should the LUPC direct staff to move forward with this application, the following 

process for an OCP amendment and Rezoning Application would be undertaken, which 

includes: 

 

1.  LUPC Meeting to provide area residents an opportunity to appear as delegations  

and to respond to latest proposed concept;  

2.  LUPC Report to Council regarding applications and revised development   

 proposal; 

3.  First Open house; 

4.  Advisory Planning Commission review of the land use considerations; 

5.  Update report to the LUPC and Council (including a summary of feedback  

 received to date); 

6.  Second open house;  

7.  New Westminster Design Panel review of revised site design; 
8.  Second Advisory Planning Commission Meeting; 

9.  Preparation of OCP amendment and Rezoning amendment bylaw; 

10.  Report to Council on Section 879 of the Local Government Act regarding  

 consultation for the OCP amendment; 

11.  Report to Council for first and second readings of the OCP amendment and  

 Rezoning amendment Bylaws; 

12.  Public hearing related to the proposed OCP amendment and Rezoning  

 Amendment bylaws and consideration of third reading; 

13.  Final adoption of OCP amendment bylaw. 
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6. OPTIONS 

 

The five options available for this OCP amendment and Rezoning are as follows. 

 

That the Land Use and Planning Committee: 
 

1. Provide comments to staff in regards to moving forward with a revised 

development proposal for the Urban Academy (UA) redevelopment; or 

2. Provide and an opportunity for area residents to appear as delegations between 

12:00 to 12:30 at the October 5, 2015 LUPC Meeting; or  

 

3. Request staff to keep working with the applicant in further exploring alternative 

options for the proposed School Expansion; or 

 

4. Recommend to Council that the application move forward with the current 

proposal provided the items outlined within this report are provided to staff to 

further assess this proposal in regards to parking and traffic measures and further 
discussions on developing a methodology to determine a suitable rental 

replacement contribution; or  

 

5. Recommend to Council that the application not proceed. 

 

Staff recommend options 1 and 2. 

 

ATTACHMENTS: 

 

Appendix A - Project Drawings for Revised Development Proposal 

Appendix B - Application Brief for OCP Amendment and Rezoning Application 

Appendix C - Code of Conduct for Parents of Students 

Appendix D - Correspondence from Area Residents 
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Attachment “A” 
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Attachment “C” 

Code of Conduct for Parents of Students 
 



 

      Initials of Parent / Guardian #1   #2   

 

COMMUNITY CODE OF CONDUCT CONTRACT 
 

As members of the Urban Academy School Community you commit to honouring the spirit of the Urban 

Academy Vision, Mission, Values and Code of Conduct. Whether you are in the role of parent, staff 

member, or volunteer, and whether you are at school or participating in a field trip or other out-of-school 

activity, your conduct and the way you relate to others in verbal or written form will reflect on the school 

and community and our ability to live by the mission and values stated here. It is in the spirit of helping 

you do this that we have developed the guidelines and protocol contained in this Code of Conduct 

Contract document. You are required to read this document thoroughly and we invite questions and 

feedback at any time on the information contained therein. 

 

Our Vision 

We are a force for positive change in the world by cultivating courage, confidence, and a passionate 

presence in everything we do. 

Our Mission 

We will provide an academically rigorous arts-infused education in a safe and supportive learning 

community. We will ignite the personal potential of our students and empower them to become 

compassionate, powerful thinkers and leaders. 

Our Values 

We value an educational approach that allows our students to:  Acquire an outstanding academic foundation and be enthusiastic about continuing their learning  Face challenges with confidence, persistence and creativity  Develop self-awareness and reach their potential artistically, socially and emotionally  Bring compassion to their friendships and their local and global communities 

 

We believe that community is built through the practice of open, supportive, and constructive 

engagement, and that through this we will:  Maintain a strong and vibrant community  Explore and develop opportunities for community growth and enrichment 

 

1.  URBAN ACADEMY APPROACH TO COMMUNICATION: 

 

A key part in the creation of this healthy and supportive community is an agreed upon format for 

communication and problem solving that is respectful and consistent.  

 

A. With Children and Students: 

Children and students learn best when they feel supported and encouraged:   Support children and students under your care and supervision by showing interest and 

providing acknowledgment of their efforts   Focus on the learning process as much as the end product   Help them understand that giving their best is what matters  
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Children and students have the right to feel safe at school:  Accept that as a parent or guardian there may be times when you feel that the actions of 

another child have infringed the rights of your own child   Approach the class teacher or the Head of School to seek their intervention in bringing about 

an equitable and peaceful solution to the situation. Under no circumstances is a parent or 

guardian to approach another child whilst they are in the care of the school to discuss or 

chastise them because of their actions toward their own child  

 

Children have a different perception of situations:  Accept that a child’s perception is not the same as an adult’s due to developmental maturity 
and limited life experience.   Listen to and reflect with your child as they tell you their “reality”, but remember that others 
will have a different perception of “reality”. 

 

Please refer to the school guidance policy located in the Parent Handbook and the Student Code 

of Conduct located in the Student Handbook for further information on matters of student 

conduct.  Both handbooks can be found on the UA website at http://urbanacademy.ca/school-

documents  

 

B. With All Community Members 
  Prepare to actively listen to another’s point of view. It may be that the perspective from 

which you are approaching a situation is foreign to the other party.  Each may be equally of 

value.   Approach the relevant personnel within the school to verify the factual basis of any opinions 

or rumours you might hear and be a community leader in this process by directing others to 

do the same.  Attempt to resolve conflict and difference of opinion through calm, direct, respectful dialogue 

between the parties involved.  All interactions between members of our community must be in keeping with the values 

espoused by the school through its mission statement, values and policies. Intimidating or 

threatening behaviour, including disparaging comments either written or verbal, to or about 

other people, has no place within our community and as such will not be tolerated.  Instances 

of such behaviour must quickly be brought to the attention of the school so that justice may 

be achieved for all involved in the conflict.  Some information collected from families by the school is considered private and 

confidential.  This is information is collected by all schools as a matter of business and it is 

expected that all community members will abide by the policy outlined in the parent 

handbook to maintain the confidentiality of this information.  Respectful use of contact information, including email addresses and/or phone numbers 

received from any community member, including administration, staff and/or parents is 

expected and should follow the procedures outlined below. 

 

2.  PROCEDURES FOR COMMUNICATION AND CONFLICT RESOLUTION 

 

In order to create the safe and supportive environment desired by our community, it is very 

important that our membership follow correct procedures and best practice guidelines for dealing 

with conflict:  

 
A. Parent/Teacher Communication 

It is of great importance to Urban Academy that there is an open line of communication between parents 

and teachers. This is vital for your child to get the most out of their time here. As you know your child the 

http://urbanacademy.ca/school-documents
http://urbanacademy.ca/school-documents
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best, please bring any thoughts or concerns to the teacher’s attention promptly so that he or she can use 
that information for your child’s benefit.  

 

As the start and finish of classes are very busy times, please write a note or book an appointment so that 

you can have a quality conversation and the teacher can focus on you and your child’s needs. 
 

1. If the conflict centres on a classroom issue, the first approach should always be made with the 

classroom teacher.  

 

2. If a resolution is not reached then it is appropriate to involve the first the Director of the Junior School 

or Senior School as appropriate, then the Head of School. 

 

3. Should the matter result from a situation arising outside of the classroom then it is appropriate to 

discuss this with the Head of School first.  

 

B. Additional Support 

If you feel that further help is required or is not classroom specific, please use the following guide for 

your communications: 

 

1. Contact the Head of School who will assist you to seek out additional resources where required. 

 

2. If further and/or wider review is needed, the issue may be brought to the relevant committee or in the 

case of an unresolved issue with the Head of School to the Executive Committee. 

 

3. If after following the outlined process the parties involved have yet to resolve the issue, it may be 

brought to the Board of Directors.  

 

This process includes: 

a) Contacting the Board Secretary to receive a “Resolution Package”**. 
b) Completing the included forms to give a clear outline of your concern, the steps previously 

undertaken, preference for communication and the resolution you wish to see. 

c) Submit the completed forms to the Board Secretary. 

d) The information will then be reviewed and you will receive further direction from the Board 

regarding the next steps. 

 

4. In the case of an issue related to behaviour outside the spirit of this Code of Conduct Contract by any 

member of our community, the following process will be undertaken: 

1. An initial meeting to address this concern will be held between the community member and the 

Head of School. 

2. If this requires further action, Head of School will initiate a Resolution Request Form and 

proceed through the Executive Committee process. 

 

(** Further details on the Resolution Package are available in the Community Resource Package that can 

be located on the UA website here: http://urbanacademy.ca/school-documents ). 

 

All concerns will be handled with care and open communication. We follow the concepts outlined in the 

booklet ‘Procedural Fairness: Best Practice Guidelines for Independent Schools’ and this is available as 

part of our Parent Library and on Urban Academy website Parent Portal. 

 

3. TRAFFIC EXPECTATIONS  
As we continue through the Urban Academy expansion with a growing school and the building of a new 

facility, there are expectations that we have of the community to ensure our growth is as well supported as 

http://urbanacademy.ca/school-documents
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possible by both the city and our neighbours.  As such, we have the following expectations of our parent 

community: 

 

A.  Parking, Pick Up & Drop Off 

Robson Manor:  There is a community parking lot (4
th
 Street Parking Lot) off of Queens Ave. just west of 

3rd Street, where our families park and walk across Tipperary Park.  We have a crossing guard system in 

place to ensure students cross 3rd Street safely.  We wish to create a positive relationship with the 

neighbours and to also avoid having families’ cars towed or ticketed.  The second priority spot for parking 

is Royal Ave.  Parents are not to park on 3rd Street or Manitoba Street.  This is a commitment we have 

made to the city as our school grows.  

 

Students in JK, K and Grade 1 must be escorted to their classrooms, and be picked up at the end of the 

day.   

 

Uptown Campus: Absolutely no parking in the adjacent Thornbridge Senior Centre building next to the 

Uptown Campus.  Street parking only. 

 

ACCOUNTABILITY STATEMENT: 
As members of the Urban Academy School Community we commit to honouring the spirit of the Urban 

Academy Vision, Mission, Values and Code of Conduct. We trust there is no situation which cannot be 

resolved if we participate with a listening heart and a desire to provide for our children the very best of 

educational settings in a truly caring, supportive environment. 

 

We have carefully read the above Code of Conduct Contract and agree to follow the processes and 

behaviours outlined therein.  

 

We fully understand that Urban Academy reserves the right to dismiss any student whose conduct, or 

whose parents’ or sponsors’ conduct, is determined by the Head of School and/or the Board of Directors, 

in their sole discretion, to be disruptive or detrimental to the learning process and environment at Urban 

Academy. 

 

 

              

Printed Name of Parent or Guardian #1               Date 

 

 

        

Signature 

 

 

              

Printed Name of Parent or Guardian #2               Date 

 

 

        

Signature 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment “D” 

Correspondence from Area Residents 
 



 

  

  

August 25, 2015 

  

Dear Mayor Cote and Councillors: 

  

Preface: 

 

The Queen’s Park Neighbours group researched, wrote, polled and petitioned on the premise that 
the existing enrolment at 101 Third Street/Robson Manor was the optimal number to co-exist 

with the neighbourhood at the site. Now, Urban Academy (UA) has asked us to be collaborative 

and open-minded as they bring forth a second proposal for an enrolment of 375 pupils. Their 

recently-formed “Listening Committee” requested our feedback (according to them ,after  being 

told by Mayor Cote and Councillor Puchmayr that our support would be needed if they wished to 

bring forth a successful second application) We were happy to oblige, not a new concept for us. 

For instance, we believe that we were collaborative and open to consultation during their first 

proposal for a 450 pupil expansion, attending 4 open houses in 2014-2015. 

Unfortunately none of our recommendations to UA were heard during this time. 

 In 2006 we were also collaborative and supportive with their original rezoning proposal 

application for a 150 pupil school. Thanks to our neighbourhood support, UA has been able to 

grow their school of academia dreams at the Robson Manor site. We have always been good 

neighbours, rarely (if ever) complaining of traffic and parking, in spite of this being problematic 

at their current numbers, only having to draw this to Mayor and Council`s attention when they 

put forth their first proposal for 450 pupils in 2014. 

   

When we balked at their first expansion proposal on one of the narrowest streets in the city, on a 

far too small site ,we were labelled the plus 50 set -old, resistant to change ,NIMBY`s  occupying 

big, space- wasting  heritage homes. We don`t take this personal, we understand their passion 

and desire for their school. 

  

Please accept this letter as a summary of what has recently unfolded. At UA`s request, a group of 

concerned neighbours met with 2 of their representatives on July 28
th

, 2015. (According to them, 

they had approached Mayor Cote and Councillor Puchmayr and were told they needed 

neighbourhood support if their second application was to be successful.) The following is general 

information about this meeting and what was discussed.  

 

“Listening” Meeting July 28th, 2015 

 

There were 12 people from the neighbourhood in attendance in addition to the 2 presenters from 

Urban Academy.  The meeting began with a power point presentation by Urban Academy which 

included an update of what they thought the neighbours’ concerns were in their first proposal, a 

list of properties they had looked at (and have been rejected), the number of classes and students 

they have now and what their required needs are for the future in order to have a viable business 

plan.  Ms. Thompson confirmed that they now required an enrolment of 375 pupils located on 

one site to maximize their capital and operating costs. 

x-apple-data-detectors://1/


  

 This second plan requires a minimum of 20 additional classrooms, a gymnasium and a music 

/theatre room. The underground parking would be accessed through the Robson Manor site as 

per the original design, which would potentially consolidate the two properties at 228 Manitoba 

and 101 Third Street. Although they did not present a new design, they did provide a 

rudimentary footprint of the proposed development for the 228 Manitoba Street site. This design 

has a significantly larger footprint than the existing apartment building. This new plan is now 4 

1/2 storeys above grade (16 meters/53 feet in height), more than doubling the height of the 

present building and much taller than UA's first design which was 12.7 metres/37 feet. The top 

floor of this building includes an open air, roofed play area, and 1 1/2 storeys below grade, for a 

total of 2,900 square metres, only 500 square metres less than their original design.  

  

 Conclusion 

 

After hearing this new proposal, our initial concerns remain the same for the following 

reasons: 

 

 First and foremost, the loss of 8 units of affordable rental market housing units will be 

eradicated forever if this development is allowed to proceed. 7 families left their homes 

needlessly. Although the lower storey of the building continues to be boarded up, one 

family still lives here, as they have not yet been able to find an affordable 3 bedroom 

apartment to move to. 

 The scale and massing of the proposed development on 228 Manitoba Street is too large 

for this site. It is a single family lot in a heritage, single family, residential 

neighbourhood. Manitoba Street is too narrow for an influx of over 400 people, twice per 

day. (Students, parents, teachers, visitors.) In fact, one can’t find a narrower street in the 
neighbourhood than Manitoba Street. (except for perhaps Peele which intersects 

Manitoba.) 

 The increase in student enrolment to 375, plus approximately 45 staff, will more than 

triple the present number in this already congested area.  The neighbourhood is already 

saturated with, and suffering traffic woes from the current enrolment of 120 students. 

 Parking remains an issue –this area cannot accommodate any increase in staff, parents 

and students vehicles. UA told us we should apply for "residential only " parking, but this 

would set a precedent for all schools, not one the Engineering Dept. encourages. 

 There are no provisions for drop-off and pick-up on their property further exacerbating 

the parking and traffic problems that exist now.  Third Street and Queens Avenue have 

become high volume-high traffic areas, with UA significantly contributing to this 

congestion. UA`s designated drop-off and pick-up parking on Royal Avenue and the 

Fourth Street City Hall Parking Lot have already proven to be inadequate as parents daily 

overflow onto Queens Avenue, Third and Manitoba Streets, causing pedestrian and 

vehicle safety issues. Their proposed limited, one route bus service from Burnaby will 

not even begin to mitigate these problems. 

 Playground space is still very limited in their new design; therefore as in their first 

proposal, there would continue to be a heavy daily reliance on Tipperary Park. 

x-apple-data-detectors://9/
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 Heritage Design-There was little point in providing heritage design feedback as requested 

by the 2 UA reps, as the loss of affordable housing, and other issues stated above trump 

any design issues and therefore considered too premature to discuss. 

 It is important to mention that we never felt this meeting held on July 28th was a 

“collaborative meeting’’, in the sense that there was never any negotiation on the site 

massing , height , size and number of pupils , which was already pre-determined by UA 

prior to this meeting. In fact it felt more like “Here is what we need, we`ve been told we 
need your support, so kindly help us make this happen”. 

 

We believe that this second proposal of 375 students and the revised building plan is not 

substantially different from their original plan that UA brought forward at the Public Hearing 

on May 4th, 2015 and therefore our original concerns remain unchanged.  

  

Thanks for your patience and consideration. Sometimes determination in one’s refusal to 
accommodate is neither mean spirited nor small-minded but rather shows resolve and sincere 

belief in one’s cause. We know the value of working collaboratively in both our family life and 

professional careers and we also know when to stand firm. 

We believe that time is now. 

 

UA has stated they have been invited by City Hall to a Land Use Planning Committee Meeting 

on September 14
th

 to bring this second expansion proposal forth for consideration. 

We are wondering if this is a private meeting or will it be open for anyone to participate, as we 

would like to attend if possible. 

 

 

 Kind Regards, 

 

Kathleen Langstroth 

kelangstroth@gmail.com 

 

 

Gail Ancill 

 gancill@gmail.com 

 

  

 

  

 

mailto:kelangstroth@gmail.com
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Rupinder Basi

From: Bev Grieve
Sent: Thursday, September 03, 2015 6:05 PM
To: Rupinder Basi
Subject: FW: Urban Academy Expansion Update Jul28/2015

Here is one UA email 
 
From: Bev McLellan [mailto:bevmclellan@hotmail.com]  
Sent: Thursday, July 30, 2015 12:40 PM 
To: Jonathan Cote; Bill Harper; Chuck Puchmayr; Patrick Johnstone; jmclevoy@newestcity.ca; Mary Trentadue; Lorrie 
Williams; Bev Grieve 
Subject: Urban Academy Expansion Update Jul28/2015 
 
Dear Mayor, Council and Planning Department 
 
On Jul 28/2015 Urban Academy held a info session outlining their need to expand at 228 Manitoba. Their 
revised business plan makes it impossible without tripling the current enrollment of 125 to 375 students.  
 
None of the issues and concerns expressed on May 4/2015 have been addressed including Site size, safety and 
affordable housing. 
 
We do not support the rezoning of 228 Manitoba. 
 
Sincerely 
Bev and Pat Mclellan 
220 Queens Ave  
 



R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 9/14/2015 

From: Beverly Grieve 

Director of Development Services 

File: 01.0110.20 

Report #: 1/2015 

Subject:  New Westminster Food Truck Policy 

RECOMMENDATION 

THAT the Land Use and Planning Committee provide comments on the workplan 

for the New Westminster Food Truck Policy.

EXECUTIVE SUMMARY 

Staff seeks the concurrence of the Land Use and Planning Committee for the workplan 

and policy approach for the development of a food truck policy. Background research 

surveying other municipalities as well as consultation with the business community will 

commence this fall. The development and review of the policy will occur this winter. A 

draft policy and final endorsement is expected in early 2016.  

1. PROPOSAL

Council has directed staff to create a food truck policy for the City of New Westminster. 

To develop the food truck policy staff will research how similar policies and programs are 

administered in other cities, engage the community and refer the draft policy back to the 
Land Use and Planning Committee. 

2. POLICY AND REGULATIONS

2.1 Policy 

i. Street Activity Program

The Street Activity Program was developed in 1998 to help support local small 

businesses and support an active, lively street in key areas of the city. The existing 
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locations for approved food carts within the Street Activity Program are near 

SkyTrain stations (New Westminster and Columbia stations), in public squares 

(Hyack Square and New Westminster Public Library Plaza), and in high pedestrian 

traffic areas (outside the Police Station, and outside of Sapperton Park across from 

Royal Columbian Hospital). 
 

ii. Sale of Goods and Concession Services Policy 

On April 29, 2013, Council adopted the Parks Culture and Recreation Department 

Sale of Goods and Concession Services Policy which allows the Parks Culture and 

Recreation Department to permit non-City operated food services in city parks and 

open spaces. These services are provided as part of a special event taking place in 

a park. 

 

2.2 Regulations 

 

i. Street Occupancy Permits (Street Traffic Bylaw No. 6027, 1991) 

The Engineering Department issue a Street Occupancy Permit. These permits  

are $35 per day, per parking space, plus $15 per day if that space is located at a 

parking meter. Permits are issued by on a day-by-day basis. A permit can also be 
issued to a festival or parade operator at a cost of $125 per permit.  

 

3. BACKGROUND 

 

3.1  Project Description 

 

At their Committee of the Whole meeting on July 13, 2015, Council endorsed the 

recommendation to proceed with a food truck pilot project and report back in six months. 

The pilot project allows the City to test how proposed requirements for a city-wide food 

truck program would work. The pilot project launched in mid-July and permits a food 

truck to locate on Third Avenue, in front of Steel and Oak Brewery (1319 Third Ave) 

until December 31, 2015. One food truck is permitted at a time at this location, although 
multiple food trucks can be licensed. Two food truck vendors have made applications to-

date and one business license has been issued. In order to gather feedback, staff created a 

survey for the community and other stakeholders to comment on the pilot project. 

 

4. PROCESS 

 

The development of the draft policy will involve a range of consultation tools, research 

and reports to the Land Use and Planning Committee. 

 

a. Public Consultation 

A public survey was launched on August 11, 2015 and has been a popular topic on 

social media. Business cards, posters and a newspaper advertisement have directed 

members of the public to the survey, with over 350 surveys completed to date. The 
survey will close in early October. 
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Staff is also working to engage the business community and plans to host a 

meeting in early October after the research component has been completed.  

 

b. Research  
Research will be conducted of surrounding municipalities to further compare fee 

structures, application requirements and experience with successful locations. Staff 

will also identify other types of food truck data, including the attached VanCity 

“Keep on Food Trucking” report. 
 

c. Interdepartmental Consultation 

Planning staff will work with other City departments including the Parks, Culture 

and Recreation Department to identify related regulations and policy. 

 

d. Draft Policy Development 

Staff will develop a draft policy and present to the Land Use and Planning 

Committee for review in early winter. The draft policy will identify appropriate 
locations and the regulations that would be required to operate (e.g., business 

licensing fees, and Fire Department approvals). 

 

e. Public Open House 

A public open house will present the draft policy to the community in early 2016. 

 

f. Endorsement  

The final policy will be presented to the Land Use and Planning Committee and 

Council for endorsement in early 2016 for food truck operators to beginning 

operation in spring 2016. 

 

5. DISCUSSION 

In reviewing the information gathered from the above process, staff hopes to address the 

following: 

 balance the support of food trucks while also supporting brick and mortar 

businesses;  identify the best locations for food trucks to operate; 

 identify the most appropriate regulations (i.e., health and safety, location 
management); and 

 determine an appropriate fee structure. 

 

 

 

ATTACHMENTS: 

 

Appendix:  Keep on Food Trucking 
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APPENDIX #1 

“Keep on Food Trucking” report 
by VanCity 
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Bumpy road ahead for food trucks

While consumers enjoy the growing food truck 

phenomenon, municipalities across Metro Vancouver and 

Greater Victoria have recognized that well-designed street 

food vending programs can deliver outstanding social, 

economic and environmental benefits. Food trucks are also 

extoled as an effective, low-cost method for entrepreneurs 

to establish a foothold in the food service business. 

However, food trucks face many challenges in terms of 

regulations, licensing and cost structure, which can hinder 

their profitability and success. Unless a more favourable 

environment is created, the local food truck industry could 

face a bumpy road ahead.

This report provides an overview of the local food truck 

industry, advice on how entrepreneurs can approach the 

food truck opportunity, and specific recommendations 

about how government and consumers can better support 

this growing industry.

Food trucks’ modern metamorphosis

While mobile food service is nothing new, the gourmet food 

truck trend is a more modern phenomenon. The trend began 

in the U.S. around 2008 when high-end chefs were being laid-

off due to the economic crisis. Taking advantage of a glut of 

redundant construction site catering trucks, chefs bought and 

repurposed the trucks cheaply. Gourmet kitchens on wheels 

very soon became a national craze, complete with celebrity 

chefs, TV reality shows and cookbooks.1

Responding to changing consumer food preferences is key 

to the success of the food truck sector. Street food has 

undergone a metamorphosis, shifting from limited and 

largely unhealthy options to local, organic, fresh, fusion 

and authentic food. Food trucks have moved in sync with 

the rise of “foodies,” “food porn” and many other aspects 

of modern food culture. Small business experts at Intuit 

summarize the situation:

“Tapping into a host of powerful consumer trends 

from a desire for local products to an interest in 

unusual products, these rolling restaurants offer a 

more affordable route to business ownership for 

entrepreneurs experimenting with expansion or 

unable to find financing for a brick-and-mortar 

establishment.”2 

Municipal bylaws and other regulations have prevented 

Canadian chefs from emulating the U.S. model as fast 

and furiously as they may have liked, but the food truck 

phenomenon is certainly alive and well in Canada. Last year 

the global marketing intelligence publisher Euromonitor 

pointed out that “more [Canadian] cities are licensing food 

carts and trucks to develop this food service type and help 

ambitious entrepreneurs and small businesses.”3 

Started in 2010, the City of Vancouver’s street food vending 

pilot program was a relatively early mover in Canada.4 

In 2015, Vancouver issued more licences for street food 

than any other Canadian city.5 Since then, many other 

municipalities in Metro Vancouver have followed suit with 

their own forays into higher quality street food and events 

similar to the Vancouver Food Cart Fest have spread to 

suburban areas like New Westminster and Surrey.

B.C. food service industry

Significant slice of the economy 

With $11 billion in annual sector sales, British Columbia’s 

overall restaurant and food service industry accounts for 

4.6% of provincial GDP.6 Despite the fact that economists 

have downgraded national GDP and restaurant industry 

growth forecasts, the industry outlook in B.C. is buoyant.7

Domestic consumer confidence, the abolition of HST and 

a boost to tourism (due to a weak Canadian dollar and the 

U.S. housing market recovery) have all benefitted the sector 

in recent times. According to Ian Tostenson, president and 

CEO of the B.C. Restaurants and Foodservice Association, 

B.C.’s restaurant business is leading the country in terms of 

increased year-over-year revenue.8

Destination B.C. recently reported that international visitors 

to B.C. in the first few months of 2015 were 8.4% higher than 

a year ago to date, with Statistics Canada recording B.C. 

restaurant receipts rising at a similar pace (8.1%) in the same 

time period.9  

Restaurants Canada estimates the sector employed some 

178,200 people in B.C. last year and created more new jobs 

than any other.10 Overall, the sector employs more than 

7.5% of the working population in B.C.11 B.C. Labour Force 

Survey statistics show employment in the food services and 

drinking places category at an all-time high, having risen by 

13% since the recessionary days of 2009.12
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Challenges

• High operating expenses. For the operators spoken to in 

this research, the reality of a food truck could hardly be 

further from the “golden ticket” many believe it to be. 

Local organic ingredients are expensive, margins are thin, 

bottom-line boosting alcohol sales are not allowed and 

there are few economies of scale. Plus other significant 

costs are often overlooked – for example, motor vehicle 

insurance, liability insurance, permit fees, propane, 

gas, parking meters (can run up to $500 per month in 

downtown Vancouver) and commercial kitchen rental 

(in Vancouver commissary kitchen space is compulsory, 

in short supply and comes at a premium price). It’s been 

said that Vancouver’s food truck costs can be higher than 

running a restaurant.36 

• Numerous licences and permits. Licence and permit 

applications can be onerous, confusing and expensive. In 

addition to approval from the local health authority, fire 

department and BC Safety Authority, numerous business 

licences and/or vending permits may be required to 

cover all the municipalities worked in, even if it’s just for 

one booking a year.

• Long hours. Hours are much longer than one might 

expect. Preparation and travel time for a three-hour 

selling window can make lunchtime a 9-5 job in itself. 

Lunchtime sales may not be sufficient to make a living, 

so attending weekend and evening events might be 

required, which can entail overtime or paying more 

wages. Some operators have chosen not to apply for 

street vending permits, preferring to do business solely 

at events as they are easier to plan for and can be more 

profitable.

• Unpredictability. The food truck business is generally 

more variable, unpredictable and uncontrollable than the 

restaurant trade in many respects: events can be hit or 

miss, day-to-day business is weather-dependent, tourism 

is seasonal, and construction and traffic jams can mess 

up sales targets. Operators often have to be a jack-of-all-

trades, dealing with things like flat tires and mechanical 

failures.

• Seasonality. Unlike brick-and-mortar restaurants, which 

operate all year long, food trucks usually close up in late 

fall and open again in the spring. That means an operator 

may have no income for one-third of the year.

• Subject to municipal support. While many 

municipalities are dipping their toes into the water with 

respect to offering stationary food vending permits (see 

appendix), there are no guarantees that some won’t pull 

away from their pilot tests (for example, District of West 

Vancouver).

• Demanding municipal standards. Vision and an 

exceptional business plan are a must. When Vancouver 

launched its pilot test, it judged applicants on wide-

ranging criteria relating to local community, health, 

environmental impact and menu diversity. The bar was 

set high and other municipalities’ vendor selection 

processes are also demanding. 

• Raising capital. Lenders need convincing, too. With such 

a high failure rate, food businesses are generally seen 

as high risk. Entrepreneurs need a solid business plan in 

order to secure capital.

• Tough competition. Although some U.S. cities have far 

more food trucks, competition in the Canadian market 

is of formidable quality according to The Food Network 

Canada show Eat St.:

“ What we lack in quantity, we make up for in 

quality. Once someone decides to open a food 

truck in Canada, their operation is pretty slick.”37
 

Recommendations

Food trucks offer consumers more choice and good quality 

food, while simultaneously serving up a host of economic, 

social and environmental benefits. However, while 

entrepreneurial chefs have found a more realistic market 

entrance strategy into the food service industry, a large 

proportion of Vancouver’s early permit holders struggled 

financially and left the business.

The future of this modern incarnation of street food is 

important. Many municipalities can see the wide-ranging 

benefits and are experimenting with pilot tests (see 

appendix). For entrepreneurs to live out their dreams and 

not become another start-up failure statistic, there are a 

number of things they, municipalities and consumers can do 

to reduce the risk.

Entrepreneurs

• Be realistic and flexible. Entrepreneurs shouldn’t 

underestimate costs or the unpredictability of business. 

They need to know their market, have a vision and plan, 

and be flexible – they may need to change course more 

quickly than anticipated.

• Build a solid business plan. The discipline of developing 

a business plan will help entrepreneurs think through 

various scenarios, including a “what if” exit strategy. A 

good business plan should include at least three cash-

flow projections: optimistic, planned and pessimistic. 

These projections will be especially critical when seeking 

external financing, as a lender will want to see that an 

entrepreneur has been able to imagine downsides as well 

as upsides to the business.
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• Stand out from the crowd. Develop a unique selling 

proposition that can be a real competitive advantage. 

Food trucks offer customers a low-barrier way to try 

a new food experience – make it different, make it 

memorable and make it a story the customer wants to 

tell others.

• Mystery shop at other trucks. Entrepreneurs should 

do their own market research by mystery shopping at 

other food trucks to get a sense of what works and what 

doesn’t. They can learn from others by hanging out near a 

food truck during the lunch trade (roughly 11 am to 2 pm), 

counting the number of customers and estimating the 

sales. This on-the-ground research can be very useful in 

understanding what it is really like to run a food truck and 

what can be expected.

• Consider events and catering jobs carefully. Events 

and catering jobs can be very profitable, but they can 

also be monumental flops – operators should consider 

setting a minimum sales requirement with organizers. 

Minimums will filter out most catering requests, but 

could save the business in the longer-term. Also, consider 

the incremental costs of different kinds of equipment 

required to get into catering (e.g., chafing dishes, larger 

pans, etc.).

• Find other work for the off-season. Events and catering 

may help manage the non-truck months from late fall to 

spring, but explore other ways to bring income into the 

business in these off-season months. Consider value-added 

food production such as bottling or canning that produces 

a product with shelf-life that can be sold at both winter 

fairs as well as from the truck in the summer months.

• Build a following. If a vendor has a fixed location but 

chooses to do many events in other locations, customers 

may feel they can’t rely on the truck. Vendors should 

publish a schedule of where they’ll be and when, both on 

social media and on the truck, and stick to specific days 

in predictable locations. Similarly, vendors should operate 

rain or shine. 

Municipalities

• Address the competitive threat to local restaurants. 

Reasonable proximity rules may be necessary to avoid 

individual restaurant’s sales taking a significant hit, but it 

is important for municipalities not to be overly fearful of 

food trucks’ impact on local restaurants or to believe unfair 

competition claims based on operating costs. 

• Extend mobile business licensing to mobile food 

vendors. Vendors benefit significantly from business 

licensing reciprocity agreements, such as the agreement 

covering Victoria’s Capital Region, for example. 

Municipalities should strongly consider extending their 

pilot Inter-Municipal Business Licence to mobile street 

vendors (covering Burnaby, Delta, New Westminster, 

Richmond, Surrey and Vancouver).

• Be realistic about locations. Consider whether consumer 

traffic is high enough throughout the week when deciding 

on stationary locations. If a vendor says a site is not 

viable, try to offer an alternative, even if it is only for part 

of the week.

• Address need for commissary kitchen space. 

Commissary kitchen space is a requirement for food 

trucks in Vancouver, but space is in shortly supply and 

can be costly. This was identified as a key barrier for 

Vancouver operators.

Consumers

• Pay in cash. Support food trucks by paying in cash, as 

credit card sales are subject to a vendor fee to pay the 

costs of the point-of-sale machine.

• Follow on social media. Consumers can follow their 

favourite food trucks on social media and share their 

updates to help them build a following.

• Bring a friend. Tell friends and colleagues about food 

trucks, and make it a weekly adventure to try out a new 

truck.

• Be social. Ask food truck entrepreneurs about their story 

and background for starting their food truck (when they 

have time, of course). Knowing the food truck vendors 

will build a sense of community and make the eating 

experience more enjoyable for everyone.

• Support local events. Support the food cart festivals that 

are popping up in different neighbourhoods – make it a 

family outing on the weekend and try small snacks from a 

number of carts.

• Hire a food truck. Consider having an upcoming work or 

social event catered by a favourite food truck.
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Methodology

Secondary research and interviews for this report were 

conducted by Erica Evans, PhD of Leap Research from May 

26 to June 27, 2015. In addition to secondary sources, the 

researcher made contact with local health authorities, 

municipalities and food truck operators. 

Interviews with stakeholder group representatives were 

conducted by telephone, email and in-person. Information 

not attributed to a written source was obtained from these 

interviews. Interviews took place between May 29 and  

June 16, 2015.

Vancity conducted a poll of 300 people from Metro 

Vancouver and Victoria from June 16-18, 2015 using Google 

Consumer Surveys. Google Consumer Surveys is an online 

tool that collects feedback from the general population by 

targeting visitors to desktop and mobile websites. The results 

are statistically weighted according to age and gender to 

ensure a representative sample.

Disclaimer: While Vancity commissioned this report, neither it nor the contracted desk researcher who, at Vancity’s request, 

conducted the research of secondary sources referred to in the report is responsible for the accuracy of that secondary 

data or information.  
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 9/14/2015 

From: Beverly Grieve 

Director of Development Services 

File: PF007058 

Report #: 2/2015 

Subject: Justice Institute - Aboriginal Gathering Space - 715 McBride Boulevard 

RECOMMENDATION 

THAT this report be received for information. 

EXECUTIVE SUMMARY 

The Justice Institute is proposing to enclose a portion of their existing Office Block 

building for the purposes of developing a 110.6 sq.m. (1,190 sq.f.t) Aboriginal Gathering 

Space on Campus.  This project only requires a building permit application with an 

informal staff-level design review.  Staff is providing this summary to the Land Use and 

Planning committee for information purposes and to provide awareness of this project. 

1. PROPOSAL

The proponent, Henriquez Partners Architects, on behalf of the Justice Institute wishes to 

enclose a portion of the existing Office Block for the purposes of constructing an 

Aboriginal Gathering Space.   

2. POLICY AND REGULATIONS

2.1 OCP Land Use Designation: 

The subject property is designed (P) Major Institutional, which is a designation 

intended for major institutional uses such as educational institutions, civic buildings, 
and hospitals. 
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2.2 Zoning Bylaw:  

 

The subject property is zoned Public and Institutional Districts (Medium Rise) (P-2).  

The intent of this designation is to allow institutional uses at a medium density scale 
(floor space ratio of 1.0). 

 

2.3 Development Permit Area:  

 

The subject property is not located within a Development Permit Area.  As per 

Section 919.1 of the Local Government Act, Institutional uses are excluded for 

Development Permit Area requirements.  However, it has been common practice for 

the City to undertake a Design Review of institutional projects and work with 

proponents in order examine opportunities for ensuring that the form and character of 

proposal fits within the context of the surrounding community 

 

3. BACKGROUND 

 

3.1 Site Characteristics and Context:  

 

The subject site is located at the intersection of E. Eighth Avenue and McBride 

Boulevard just north of the Canada Games Pool and Centennial Community Centre 

and across the street from Terry Hughes Park.  To the north are commercial and 

single-detached residential uses and there are single-detached residences to the east. 

 

3.2 Project Description:  

 

The proponent Henriquez Partners Architects, on behalf of the Justice Institute, are 

proposing to enclose approximately 110.6 square metres of space (1,190.5 sq.ft.) 
that is now covered outdoor space in the Office Block for the purposes of creating an 

Aboriginal Gathering Space that will also be used in conjunction with the programs 

that the Justice Institute puts on for Aboriginal students at the campus.  The space 

will also be used as a meeting space by others, including the community (for rental 

on evenings and weekends), when not in use by the primary users.  The new 

Aboriginal Gathering Space will allow for flexible seating arrangements/room set-up 

(Free Use set-up – 30 seats, Meeting Use set-up – 20 seats, Circle – 50 seats, and 

Classroom set-up – 40 seats). The space will also include an “Elders-in-Residence’ 
program area which is currently performed in the classroom block of the Facility.  

Drawings for the proposal have been attached as Appendix “A”. 
 

3.3 Project Statistics:  
 

Site size and frontage 49,100 sq.m. (528,507 sq.ft.) 

Floor Space Ratio (total and FSR 

breakdown between land uses) 

Justice Institute (including enclosed 

Aboriginal Gathering Space) - and 

Simulation Centre – 0.329 
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Site Coverage 11.29% 

Existing Parking on site  484 spaces 

Building Height 19.93 metres (65.39 ft.) 

Area to be enclosed for Aboriginal 

Gathering Space 

110.6 metres (1,190.5 sq.ft.) 

 

4. DISCUSSION  

 

Staff would like to provide information to the LUPC in order to create awareness 

about this project within the community.  As communicated by the Applicant, this 

project is being financed by the Provincial Government with a requirement that all 

construction be completed by the end of March 2016.  Overall, the proposed enclosure 
fits in well with the existing design of the building and will provide for important 

gathering space within the Campus and the community.    

 

4.1 Urban Design:  

 

The proposed enclosure is intended to fit within the design of the existing Justice 

Institute Building.  The Aboriginal Gathering Space will be enclosed with glazing 

and an aluminum curtain wall to match the existing façade. Vertical wood post 

elements will be used to screen the prefinished metal panel system which will house 

the new mechanical room that will be attached to the gathering space.  A new 

landscaped area will be provided on the outer portions of the Office Block that will 

contain the new Aboriginal Gathering Space (facing McBride Boulevard). In 
summary, the proposal integrates well within the existing design of the building and 

will not increase massing or bulk.  

 

4.2 Pedestrian Connectivity:  

 

Pedestrian connectivity will be maintained from the street through this site through 

the reconfiguration of the gravel pathway that currently runs from McBride 

Boulevard through the Office Block and into the interior courtyard. With the new 

Aboriginal Gathering Space, the pathway connection will be relocated and 

maintained just south of the new Aboriginal Gathering Space  

 

4.3 Parking:  
 

As indicated by the applicant, the activities that will occur in the Aboriginal Gather 

Space currently take place elsewhere within the institution.  An increase in staff or 

occupants is not anticipated.  There are currently 484 spaces on-site as per City 

records.  
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5. PROCESS  

 

As per Section 919.1 of the Local Government Act, Institutional uses are excluded for 

Development Permit Area requirements.  However, it has been common practice for 
the City to undertake a Design Review of institutional projects and work with 

proponents in order examine opportunities for ensuring that the form and character of 

proposal fits within the context of the surrounding community.   

 

In terms of required City Approvals, the applicant is just required to submit a Building 

Permit application to ensure that the proposed development meets the requirements of 

the BC Building Code.   

 

6. OPTIONS 

 

1. That the LUPC receive this report for information. 

 
2. That the LUPC provide alternative action. 

 

Staff recommends Option 1. 

 

 

ATTACHMENTS: 

 

Attachment A - Drawings for Aboriginal Gathering Space - Justice Institute 
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 9/14/2015 

From: Beverly Grieve 

Director of Development Services 

File: REZ00112 

Report #: 397/2015 

Subject: 520 Twenty-First Street Rezoning:  Development Permit and 

Development Variance Permit Applications to Allow an Industrial 

Building with an Accessory Caretaker Unit 

RECOMMENDATION 

THAT Land Use and Planning Committee recommend that Council: 

a. Consider Zoning Bylaw Text Amendment REZ00012 for first and second

reading and forward the Bylaw to a Public Hearing on October 26, 2015;

b. Issue notice of an Opportunity to be Heard for Development  Variance Permit

DVP00599 at the Regular Meeting of Council on September 28, 2015;

c. Consider issuance of the Development Permit DPN00013 following final

approval of the rezoning.

EXECUTIVE SUMMARY 

On April 27, 2015 staff brought forward a preliminary report to Council informing of a 

Development Permit application to allow development  of a three storey 33.5 foot (10.2 

metre) industrial building at 520 Twenty-First Street with 18,520 square feet (1,720 

square metres) of floor space.  The Development Permit application was in conjunction 
with a site specific text amendment to the Zoning Bylaw which would permit a two 

bedroom accessory residential unit to allow a caretaker to live on site.  Since that time, 

due to the challenging constraints posed by the subject site staff concluded that a 

Development Variance Permit application would need to be processed concurrent to the 

Development Permit application. 

8
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PROPOSAL 

 

The purpose of these applications is to allow for the construction of a new industrial 

building for a metal fabrication business, which would include one dwelling for a 

caretaker on site.   
 

POLICY AND REGULATIONS 

Official Community Plan Designation 

 

The subject site is designated Industrial (I) in the Official Community Plan.  This 

designation allows for Industrial uses that operate at an intensity of use suitable to the 

surrounding area.    

 

The proposed application satisfies the Industrial designation in the Official Community 

Plan. 

 

Zoning Bylaw Consideration  

 

The proposed use for this application conforms with Section 710 of the Zoning Bylaw, 

Light Industrial District (M-1).  Under the existing zoning the applicant is permitted to 
build a structure which shall not exceed six storeys nor 85 feet (25.91 metres).  The 

Zoning District does not speak to a maximum permitted density (FSR), site coverage and 

does not have setback requirements.  A caretaker suite is not an outright permitted use in 

this zone. 

   

Driveway Aisle Width Variance 

 

Due to the challenging constraints of the site the parking which is located at the rear of 

the site is accessed by a driveway that varies in width from 12.04 feet (3.67 metres) to 

18.58 feet (5.66 metres). In section 150.49 the zoning bylaw requires an access driveway 

with a width of 18 feet.       

 

The intent of the 18 foot requirement is to provide two-way traffic in parking areas where 

there will be a turnover of the spaces during the day.  The proposed development is being 

constructed for a single user and the parking is predominantly used by employees who 
will enter and leave the parking area once per day. All deliveries are facilitated at the 

front of the building so there will not be any large vehicles using the driveway. Mirrors 

will be installed to allow drivers to see oncoming traffic. Should two cars encounter each 

other there would be a requirement for one vehicle to back up to clear the driveway. The 

driveway has a minimum width of 12.04 feet (3.67 metres) which would allow vehicles to 

easily back up.  

 

The driveway could be widened to satisfy the zoning bylaw requirement for width, but it 

would have a large impact on the building. The industrial user wants a large rectangular 

building. This is challenging to deliver on this site due to the irregular configuration of 

the northerly property line, and the steep slope along the southerly property line. The 
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building is sited as close to the southerly property line as possible without requiring large 

retaining works on the southerly property line. In order to maintain a workable footprint 

for the building the narrower driveway was proposed. 

 

Given that a majority of the users will be employees who will use the driveway two times 
per day and be familiar with the limitations of the driveway, the driveway and parking 

area should function well, even with the one way portion of the driveway. 

 

The driveway aisle is highlight in the project plans in attachment 2. 

 

Caretaker Suite 

 

Proposed plans show a two bedroom accessory residential unit of 814 square feet (75.62 

square feet) for a caretaker to live on site.  As an accessory residential unit for a caretaker 

is not an outright permitted use in the Light Industrial District (M-1).  

 

A caretaker can be considered beneficial to the successful operation of a business.  In this 

instance due to the isolated area of the subject site coupled with the applicant’s financial 
investment in the operation a caretaker could prove beneficial by providing eyes on the 

street during non-operational hours.  This would also be beneficial for the subject sites 
surrounding neighbours.   Staff are supportive of the two bedroom accessory residential 

unit, in addition to the benefits listed above it would play a role in supporting a new 

business in the City’s industrial base.   
 

Staff proposes that the proposed two bedroom accessory residential unit be permitted 

through a site specific text amendment to the Zoning Bylaw.  This will allow the 

application to be used as a pilot to help determine if it would be appropriate for similar 

applications in the future.   

 

Development Permit Area 

 

North Arm Foreshore  

 

The subject site is in the North Arm Foreshore Development Permit Area.  Lands in this 

development permit area are designated to provide opportunities for continued industrial 
development with a waterfront orientation.  The area was established to provide 

objectives and guidelines for the form and character of industrial development.   

 

The objectives of the North Arm North Foreshore Development Permit Area are: 

 

 Promote the viability of industrial uses.  Mitigate the impact of industrial land uses adjacent to residential neighbourhoods.   
 

The guidelines of the North Arm North Foreshore Development Permit Area are included 

in Attachment 4.  
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The proposed application generally satisfies the goals and requirements of the 

Development Permit area. 

 

Urban Design Guidelines 

 
Industrial Design Guidelines  

 

Industrial design guidelines are included in Attachment 4.  

 

The building fronts on Twenty-First Street and has an active street front.  Proposed plans 

show a variety of landscaping, a windowed front and staff / residential balconies on the 

second and third floor.  As the subject site is elevated the rear of the parking lot is hidden 

from the view along River Road.   

 

The proposed application generally satisfies Industrial Design Guidelines in the Official 

Community Plan. 

 

BACKGROUND 

 

Site Characteristics 

 

The subject site was a remnant piece of the Ministry of Transpor tation’s highway 
construction.  Directly to the north of the site is Marine Way, a regional transportation 

corridor which connects to Highway 91A via the Queensborough Bridge.  The properties 

to the east and south of the site are zoned Industrial (M-2).  Directly to the west of the site 

is the Queensborough Bridge.  Under the bridge are railway lines operated by Southern 

Railway.    

 

Constraints 

 

The subject site is a triangular shape.  This coupled with a statutory right of way to the 

south of the property limits where the proposed building can be situated, and the size of 

the driveway crossing. 

 

To the south of the site exists steep grade which will require the construction of a stepped 
retaining wall.   

 

PROJECT DESCRIPTION 

 

The applicant proposes to construct a three storey industrial building.  Proposed plans 

show the ground floor to have 10,894 square feet (1,012.09 square feet) of floor space for 

steel manufacturing and 2,679 square feet (248.89 square metres) of floor space for a 

showroom and office uses.  The ground floor shows a net showroom area of 1557 square 

feet (144.65 square metres) and a net office area of 540 square feet (50.17 square metres).  

The second floor shows 3,492 square feet (324.42 square metres) of floor space for office 

and storage uses.  The second floor shows a net office area of 2,100 square  feet (195.10 

square metres).  The third floor shows 2,276 square feet (211.45 square metres) which 
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includes a net office area of 765 square feet (71.07 square metres) and a residential area 

of 814 square feet (75.62 square feet). 

 

PROJECT STATISTICS 

 
Applicant/Owner:  Nirvana Holdings, Ltd.  

 

Architect:  Douglas R. Johnson Architects, Ltd.   

 

Address 520 Twenty First Street  

Current Zoning Light Industrial District (M-1) 

Proposed Zoning Text Amendment to Zoning Bylaw 

Current OCP and Land Use 

Designation 

Industrial (I) 

Site Data 37,177 square feet (3,454 square metres) 

 

87.98 foot frontage (26.82 metres) 

 

459.32 foot average depth (140.00 metres) 

Proposed Site Coverage (FSR)  0.52 

Site Coverage: 

 

37% 

Parking  26 spaces as per Zoning Bylaw requirements 

 

6 long term bicycle spaces 

Building Height 

 

33.5 feet (10.2 metres) 

 

DISCUSSION 

 
Resolution of Issues Raised in Preliminary Report 

 

Staff brought forward a preliminary report to Council on April 27, 2015 which provided 

an approximate schedule for processing in addition to the following concerns:  

 

This report highlighted the following concerns:   

 

 Staff was not comfortable with the ancillary office space proposed until they had 
reviewed the percentage of ancillary office space permitted in Light Industrial 

Districts in other municipalities.   

 Staff was not sure how to best regulate an accessory caretaker unit until they had 
reviewed policies in other municipalities.   
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Since April 27, 2015 staff in reviewing the applications and after surveying other 

municipalities in the Metro Vancouver region determined the following: 

 

 Although results varied, most municipalities were permissive in terms of 
permissible ancillary office / retail space permitted in Light Industrial Districts in 

other municipalities. Taking this into account coupled with wanting to be 

supportive of our industrial base in New Westminster the amount of proposed 

ancillary space is supported by staff. 

  As policies surrounding caretakers and caretaker suites varied throughout the 

region staff felt it would be best to process a site specific amendment to the Zoning 

Bylaw.   

 
Sustainability 

 

Proximity to Transit Service 

 

Transit Facility Frequency Distance (m) 

SkyTrain Station 10 minutes.  

 

800 Metres  

Frequent Transit 

Network 

To the West. 800 Metres   

Transit Stop Every 15 minutes during peak 

operating hours.   

800 Metres  

 

The site is not within immediate walking distance of the Twenty Second Street SkyTrain 

Station. There is access across Marine Way via a pedestrian route running north across 

the Queensborough Bridge by the Westside dog park. 

 

A sustainability report card can be found in attachment 5.  The applicant is proposing that 

some passive design be incorporated through the use of clerestory windows.  The 

applicant is proposing a 24kW solar electric system for process energy reduction. 

 

Crime Prevention through Environmental Design (CPTED) 

 

The subject site is isolated with limited visibility and access during non-operating hours. 

The proposal has been discussed with the New Westminster Police Department’s Crime 
Prevention Unit.  NWPD staff reported that the North Arm Foreshore area is not an area 

of concern.  NWDP staff would support a caretaker suite while encouraging proper 

lighting, CCTV / surveillance equipment, and the securing of the property (gates, security 

guards after hours, alarms, etc.). 

 

New Westminster Design Panel  

 

The applicant presented at the New Westminster Design Panel on April 28, 2015.  

Comments by the Panel are shown in Attachment 7.   In response to these comments the 
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applicant worked with staff to make changes to the plans.  The applicant presented again 

to the New Westminster Design Panel on August 25, 2015 and made the following 

comments:   

 

 The applicant was commended for the amendments made to the project;  The Panel suggested that the rear access door be powered to make the building 
accessibility friendly; 

 The Panel suggested that the windows of the caretaker suite could be amended to 
better connect with the rest of the building;   

 

PROJECT REVIEW PROCESS 

 

Timeline 

 

The Development Services Department has updated the timeline for the application 

process: 
 

1. Preliminary report to Council April 27, 2015; 

2. Review by the New Westminster Design Panel April 28, 2015;  

3. Second presentation to New Westminster Design Panel if necessary August 25, 

2015; 

4. Consideration by the LUPC September 14, 2015; 

5. LUPC recommendation to Council for consideration of first and second readings 

by Council on September 28, 2015 and forwarded to a Public Hearing on October 

26, 2015; 

6. Notice of a Development Variance Permit would be issued by Council on 

September 28, 2015 and forwarded to an Opportunity to be Heard on October 26, 

2015; 

7. The Development Permit considered for issuance after the approval of the 

rezoning. 

 

OPTIONS 

 

There are two options for the Land Use and Planning Committee’s consideration, they 
are: 

 

1. That Land Use and Planning Committee recommend that Council: 

 

a. Consider Zoning Bylaw Text Amendment REZ00012 for first and second 

reading and forward the Bylaw to a Public Hearing on October 26, 2015 

 

b. Issue notice an Opportunity to be Heard for Development Variance Permit  

DVP00599 at the Regular Meeting of Council on September 28, 2015. 

 

c. Consider issuance of the Development Permit DPN00013 following final 
approval of the rezoning. 
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2. That the Land Use and Planning Committee recommend that Council not support 

this application. 
 

Staff recommends option 1. 
 

 

 

ATTACHMENTS: 

 

Attachment 1:  Location Map 

Attachment 2:  Project Plans 

Attachment 3:  Landscape Plans 

Attachment 4:  Land Use, DP and Urban Design Guidelines  

Attachment 5:  Bylaw 7778, 2015 

Attachment 6:  Sustainability Report Card 

Attachment 7:  NWDP Comments 

 

 

 
 

 

  

 

Nick Hardy 

Planning Assistant 

 

 For 

Jackie Teed 

Manager of Planning 

 

 

  Approved for Presentation to 

Committee 

 

  Original Signed by: 

 

  

Beverly Grieve 

Director of Development Services 

 Lisa Spitale 

Chief Administrative Officer 

 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment 1 

Location Map 
 



City of New Westminster

This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be

accurate, current, or otherwise reliable.

2,500

CNW GIS Services

0.1

1:

NAD_1983_UTM_Zone_10N

Kilometers0.10 0.06

Subje
ct S

ite



 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment 2 

Project Plans 
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Attachment 3 

Landscape Plans 
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Doc # 666666

LAND USE DESIGNATION FOR 520 TWENTY FIRST STREET

(I) Industrial – this area will include industrial uses including those industrial uses 
which are dependent on waterfront access.  The City will consider issuing temporary 
industrial land use permits in this area provided that the industrial use:  will operate at an 
intensity of use suitable to the area; will operate at an intensity of use suitable to the area; 
will operate on a temporary basis only; has demonstrated plans to relocate or apply for a 
rezoning to allow the land use before the permit expires; and, is compatible with other 
uses in the vicinity, uses allowed in the area’s Official Community Plan designation, and 
uses allowed under the Zoning Bylaw.  In considering the compatibility of such 
applications, the City may also consider the design, servicing access, screening, and 
landscaping to be provided in connection with the temporary use.

INDUSTRIAL / BUSINESS PARK DEVELOPMENT PERMIT AREA 
DESIGNATION FOR 520 TWENTY FIRST STREET 

#1 NORTH ARM NORTH FORESHORE 

The North Arm North area, identified as Development Permit #1 (see Map D4) is 
designated to provide an opportunity for continued industrial development with a 
waterfront orientation.  This area is designated in order to establish objectives and 
guidelines for the form and character of industrial development.   

(Discussion of this area is also contained in section 2.8: Industrial Activity and the 
Economy).

Objectives

The objectives of this designation are:

Promote the viability of industrial uses.
Mitigate the impact of industrial land uses adjacent to residential neighbourhoods.

Guidelines

Development permits issued shall be in accordance with the following guidelines:

Design the layout of manufacturing operations, storage operations, truck access
and egress, and loading open areas to mitigate the effects of industrial emissions
and noise on adjacent residential land uses.
Provide a visual transition between the more intensive industrial use on the west
and adjacent residential land use.
Design exterior appearance of building to be compatible with adjacent residential
land uses.
Comply with Fraser River Estuary Management guidelines.



URBAN DESIGN GUIDELINES

INDUSTRIAL GUIDELINES 

The City will review and evaluate industrial development applications with respect to the 
following guidelines: 

Vary the shape, massing and exterior finishes of buildings.
Utilize exterior lighting which is unobtrusive, and signage which is consistent with
the architecture of the building and its surrounding context.
Maintain or enhance views of the waterfront at street ends.
Design parking facilities to contribute to the streetscape of the area.
Utilize attractive landscape design including street trees and planters to improve
the relationship between industry and other land uses.
Minimize noise emission and vibration effects in the area with appropriate
building orientation, siting and design.
Employ technical approaches to noise mitigation in building construction.
Place landscaped areas adjacent to major highways to form visual and acoustic
barriers.
Design and locate buildings to serve as visual and acoustical barriers to the rail
line where industrial sites abut railway tracks.
Seek to incorporate Crime Prevention through Environment Design guidelines
with respect to building design, lighting and signage.
Identify, and screen appropriately, areas for the holding of garbage and recyclable
material



 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment 5 

Bylaw 7778, 2015 

“Accessory Caretaker Suite” 
 



Document #743307 

CORPORATION OF THE CITY OF NEW WESTMINSTER 

Zoning Amendment Bylaw No. 7778, 2015 

“Accessory Caretaker Suite” 

A bylaw to amend Zoning Bylaw No. 6680, 2001 
______________________________________________________________________________ 

WHEREAS: 

A.        The Council is enabled to zone and to regulate the use and development of land; and 

B.        The Council has adopted and wishes to amend Zoning Bylaw No. 6680, 2001. 

NOW  THEREFORE  the  Council  of  the  Corporation  of  the  City  of  New  Westminster,  in  open 
meeting assembled, enacts as follows: 

Citation 

1. This  bylaw  may  be  cited  as  “Zoning  Amendment  Bylaw  No.  7778,  2015;  Accessory
Caretaker Unit

Amendments 

2. Zoning Bylaw No. 6680, 2001 is amended as follows:

(a)  by adding section 710.2.1 as follows:

“A caretaker suite accessory  to a permitted commercial or  industrial use on  the same
site, with a floor area not exceeding 814 square feet, on Block A District Lot 172 Group 1
New Westminster District”.

READ A FIRST TIME this __________ day of ________________, 2015. 

READ A SECOND TIME this ________ day of _______________, 2015. 

PUBLIC HEARING HELD the ________ day of _______________, 2015. 

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

ADOPTED this _______ day of ______________, 2015. 



Bylaw No. 7743, 2015  2 
 

EDMS #703264 

                           
           Mayor   

 
                           
                                                          Corporate Officer 
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Sustainability Report Card 
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iaVoî�hVê�fh�̂leh�pSVlS�gVdVe�
hihefVafjVgVek�flSV̂b̂d âen
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Attachment #7 

New Westminster Design Panel Comments 



New Westminster Design Panel Comments 
 
The applicant presented the project to the New Westminster Design Panel (NWDP) on 
April 28, 2015.  The NWDP made the following comments:   
  The project could benefit from better cohesion of materials between the three 

storeys;  The main warehouse could benefit from material variety;  That there be acoustic consideration for the project due to the site’s proximity to 
the railway or highway;  There could be an additional exterior lunch area on the first floor;  There could be an overhand over the main entrance door;  There could be additional opportunities for sustainable components; and,  There could be additional exuberance in the form of the building, noting that the 
building is currently below the height limitations;  That the project come back to NWDP for a second time; 

 
Since April 28, 2015 the applicant has worked with staff in providing the following 
revisions which were presented to NWDP on August 25, 2015: 
  The caretaker suite has been reduced in size to 814 square feet (75.62 square 

metres);  The exterior materials now run vertically in the office component providing more 
cohesion;  The main warehouse has been improved with a roof overhang/steel support 
structure added, larger windows, entry canopies and a two tone colour pallet;  The third floor now slopes up over the office component providing more drama to 
the building form;  The security gates have been moved back on the building so that the public face 
façade and landscaping can by fully expressed;  A ground floor picnic area is proposed in an area on a south west corner of the 
building;  Internal planning of the building is more fully realized. 

 
The NWDP made the following comments: 
  The applicant was commended for the amendments made to the project;  The Panel suggested that the rear access door be powered to make the building 

accessibility friendly;  The Panel suggested that the windows of the caretaker suite could be amended to 
better connect with the rest of the building;   

 



R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 9/14/2015 

From: Beverly Grieve 

Director of Development Services 

File: HER00545 

Report #: 391/2015 

Subject: 335 Buchanan Avenue HRA Preliminary Report 

RECOMMENDATION 

THAT staff proceed with the processing of the Heritage Revitalization Agreement 

application for 335 Buchanan Avenue. 

EXECUTIVE SUMMARY 

This report provides preliminary information on a Heritage Revitalization Agreement 

application that will see the owners of 335 Buchanan Avenue designate the property and 

replace some historically inappropriate windows and doors with appropriate ones in 

exchange for being able to add an upper floor to the house, increasing the floor space 

ratio of their house from 0.60 to 0.71. 

1. PROPOSAL

The applicants propose entering into a Heritage Revitalization Agreement in order to 

enable them to add floor space to their house in exchange for exterior restoration and 

long-term legal protection of the house. 

2. POLICY AND REGULATIONS

2.1 Official Community Plan Land Use Designation 

(RL) Residential – Low Density: this area will contain low density residential uses

including single detached houses, houses with a secondary suite, duplexes, detached 

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

commercial uses such as home based businesses and corner stores.  As a single detached 

dwelling the subject proposal complies with the OCP designation. 

9
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2.2 Zoning Bylaw 

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

detached dwellings. The HRA would create a new “zoning layer” which would specify 
the aspects of the RS-1 zone that would be relaxed or varied. 

2.3 Heritage 

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

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

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

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

new layer which identifies how the underlying zoning is being changed. 

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

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

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

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

3. BACKGROUND

3.1 Site Characteristics and Context 

The 300-block of Buchanan Avenue contains only single detached dwelling properties. 

Other nearby land uses include several multi-family buildings, Buchanan Lodge long 

term care facility, Sapperton Park and the East Columbia Commercial District.  A map 

showing the area land uses is attached in Appendix 1. 

The subject property slopes down approximately 14.5 ft./4.4 m. from back to front and 

does not have lane access. 

3.2 Project Description 

The applicants propose entering into a Heritage Revitalization Agreement (HRA) in order 

to enable them to add an upper floor to their existing one-floor-plus-basement house that 

was constructed in 1937 in the Modern style. There would be other relaxations related to 

existing conditions, which have been summarized in a table below. The house will not 

contain a secondary suite. In exchange for the additional floor space, the applicants would 

agree to retain and restore the exterior of the Nordenmark Residence and place long-term 

legal protection on the property through the HRA and a Heritage Designation Bylaw. A 

site plan, streetscape photo and elevation drawings are attached in Appendices 2, 3 and 4 

respectively. 
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3.3 Project Statistics 

Site dimensions: 33 ft./10 m. wide by 104.4 ft./31.8 m deep 

Off-street parking:  No spaces currently provided. Proposal includes creating one space 
in an attached basement garage. 

Following is a summary of the preliminary relaxations or variances for the proposed 

HRA.  Other relaxations or variances may be identified as the proposal is analyzed 

further. 

HRA Variances/Relaxations 

Existing RS-1 Zoning Bylaw Proposed 

Floor Space Ratio: 0.60 0.50 0.71 

Total Floor Space: 2,063 sq. ft./ 

191.6 sq. m. 

Maximum 1,723 sq. ft./ 

160 sq m 

2,443 sq. ft./ 

227 sq. m. 

Front Yard: 15.64 ft./4.77 m. Minimum 20.87 ft/ 6.36 m. No change 

Left Side Yard: 1.80 ft./0.55 m. Minimum 4.00 ft./1.22 m. No change 

Site Area: 3,446 sq. ft./ 

320 sq. m. 

Minimum 6,000 sq ft./ 

557.42 sq. m. 

No change 

The proposed “no change” existing aspects are considered legally non-conforming. The

proposed HRA zoning layer will make them conforming. 

4. DISCUSSION

4.1 Heritage Value 

The Nordenmark Residence was constructed in 1937 and is valued for its social and 
historic associations with the development of the Sapperton neighbourhood, and for its 

unique design and construction techniques.  

The Heritage Conservation Plan identifies that restoration work would include adding a 

skim coat over the stucco to recreate the original smooth finish, a new historically 

appropriate paint scheme, and the replacement of vinyl-frame windows and the front door 

with historically accurate replica wood-frame units. The Statement of Significance and 

the Heritage Conservation Plan are attached in Appendix 5. 

4.2 Sustainability 

Retaining existing livable housing is a fundamental aspect of sustainable development. 

The existing house would be retained and made larger. 
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Proximity To Transit Services 

Transit Service Normal Walking Distance Project Distance 

SkyTrain Station 800 m./2,625 ft. 725 m./2,380 ft. 

Frequent Transit Network 400 m./1,312 ft. 2,560 m./1.6 miles 

The property is within normal walking distance of the SkyTrain but not the Frequent 

Transit Network. 

5. PROCESS

Application made June 25, 2015 

Preliminary Report to Land Use Planning Committee September 14, 2015 

Applicant Public Open House September 22, 2015 

Applicant Presentation to McBride Sapperton Residents’ 
Association 

September 22, 2015 

Land Use Planning Committee Recommendation to 

Council 

September 28, 2015 

Applicant Presentation to the Community Heritage 

Commission for Formal Review 

October 7, 2015 

Applicant Presentation to Advisory Planning Commission 

for Formal Review 

October 20, 2015 

Report to Land Use Committee Re: Consideration of First 

and Second Readings of Heritage Bylaws 

November 2, 2015 

Land Use Planning Committee Recommendation Re: 

Consideration of First and Second Readings of Heritage 

Bylaws to Council 

November 16, 2015 

Public Hearing and Consideration of Third Reading of 

Heritage Bylaws 

January 2016 

Consideration of Adoption of Heritage Bylaws Winter 2016 

OPTONS FOR CONSIDERATON 

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

1. That staff proceed with the processing of the Heritage Revitalization Agreement

application for 335 Buchanan Avenue.

2. Provide staff with alternative direction.

Staff recommends Option 1. 



City of New Westminster September 14, 2015 5 

Agenda Item 391/2015 

ATTACHMENTS: 

Appendix 1: Neighbourhood Land Use Map 

Appendix 2: Site Plan 
Appendix 3: Proposed Streetscape 

Appendix 4: Proposed Elevation Drawings 

Appendix 5: Statement of Significance & Conservation Plan 

David Guiney 

Senior Planning Analyst 

Julie Schueck 

Heritage Planner 

For 

Jackie Teed, 

Manager of Planning 

Approved for Presentation to 

Committee 

Original Signed by: 

Beverly Grieve 

Director of Development Services 

Lisa Spitale 

Chief Administrative Officer 



Attachment 1 

Neighbourhood Land Use Map 



Light Yellow is single family residential, Dark yellow is multi-family, Green is civic/institutional (e.g. parks, churchs, schools), Red is 

commercial, Purple is mixed use.



Attachment 2 

Site Plan 





Attachment 3 

Proposed Streetscape 



333 Buchanan 335 Buchanan 337 Buchanan 



Attachment 4 

Proposed Elevations 





Attachment 5 

Statement of Significance  

and 

Heritage Conservation Plan 





interwar years, brought on by an influx of settlers to the Fraser Valley and New Westminster 
who were often leaving the Prairies and other regions hard-hit by the Great Depression in 
search of better economic conditions. Swedish-born Folke Andrew Nordenmark (1911-1978) 
immigrated from Sweden to BC in 1928 as part of this interwar influx, to join his sisters who 
were already settled in Sapperton.

The Nordenmark Residence is associated with the local Scandinavian community in Sapperton 
which was inclined to settle here for the concentration of sawmills and waterfront industry on 
the Fraser River. The Sapperton Scandinavian community was centred around the Mt. Zion and 
Immanuel Lutheran Churches, the Order of Runeberg  Lodge and was involved in forming the 
current Scandinavian Centre in Burnaby. Historically, many Sapperton Scandinavians were 
employed by the nearby Fraser Mills or worked in other wood related industries such as veneer 
factories, floorlaying, carpentry, and construction of all types. During the World War II era five of 
the nine residences on this block alone were homes to Scandinavian families, including 341 
Buchanan which was built in 1939 by Carl & Svea Anderson, Nordenmark’s sister. Folke 
Nordenmark worked as a moulder and eventually as a construction engineer.

335 Buchanan Avenue is further valued for its association with the working-class character of 
the Sapperton neighbourhood and for the economic associations of the Nordenmark family 
working in key local industries. Folke Nordenmark started off his career in Canada as a 
moulder at the nearby New Westminster Foundry Co. and his son Ronnald worked both at the 
BC Distillery and Douglas College.

Aesthetically, this residence is unique for its custom design and construction by its first owner 
and builder, Folke Nordenmark. Originally a rectangular, one-storey box with a later basement 
addition - this modest building exhibits an early expression of Modern design traditions with its 
clean lines, asymmetrical composition, smooth stucco finish and lack of ornamentation - a 
contrasting architectural statement to the circa 1911 cottages that pre existed on the block.

The property is further valued for its long-term ownership by the original family (1937 - 1978) 
and for its continuous single-family residential use.  

Character Defining Elements 

▪ Location on Buchanan Avenue in the historic Sapperton neighbourhood

▪ Continuous use as a single-detached residence since 1937

▪ Siting on the eastern half of the property, facing the road

▪ Residential form, scale and massing as expressed by its one storey height with
basement, recessed entrance and asymmetrical plan

▪ Modern design features - flat roof with coping at the roofline, smooth stucco-clad

exterior, asymmetrical composition, asymmetrical window and door placements and

patterns, horizontal emphasis, pale colour palette, concrete front steps.

▪ Rustic stone chimney at the covered back patio 

!  Statement of Significance for 335 Buchanan Ave, New Westminster ~ Elana Zysblat ~ May 20152



Residents at 335 Buchanan Avenue 

1937-1978 Folke and Mary Nordenmark (children Ronnald, Lillian and Janet)

1979-82 W D Fitzsimmons

1984 no return

1986-88 Steve & Barb Woodside

1991-2 Diane Belisle

1994-8 address not listed

early 2000s Kevin Michaloski

2004 - 2011 Josephine Nui-Ngor Chiang

2011 - current Jacquie Arouse and Angus English

Resources 

New Westminster Public Library: 

Historic directories, Fire insurance maps, Municipal Voters Lists

New Westminster Archives: 

Archival photos

City of New Westminster: 

Building permit records

Sapperton Historical Overview - New Westminster Heritage Management Plan 1993

BC and National Archives:

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

(1859-1872) and baptisms (1836-1888)

Government of Canada Censuses for BC

Library and Archives of Canada Swedish Immigration History  

http://www.bac-lac.gc.ca/eng/discover/immigration/history-ethnic-cultural/Pages/

swedish.aspx 

!  Statement of Significance for 335 Buchanan Ave, New Westminster ~ Elana Zysblat ~ May 20153



Publications: 

Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: 

Glimpses of the City As It Was. Dundurn.

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

1870-1960. Norton & Co. New York. 

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

McIntyre. 

Petri-Olavi Roinila, Mika. 1997. The Migration, Settlement and Ethnic Relations of Finland-

Swedes in Canada. University of Saskatchewan. 

Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster. Heritage House.

Interviews: 

Ronnald Nordenmark

Websites: 

Order of Runeberg New Westminster http://www.orderofruneberg.org/newwestminsterbc.html

Mt. Zion Lutheran Church History http://www.mtzionlutheran.ca

Scandinavian Centre in Burnaby http://scandinaviancentre.org
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Maps

Partial view of 1892 map of New Westminster showing the Sapperton neighbourhood and its proximity to 
the Asylum, Penitentiary, train lines, canneries and sawmills on the waterfront. Block 21, outlined in red, 
on which Buchanan and Blair Avenues will located in the future, be has not yet been subdivided or 
developed. credit: Vancouver Archives MAP 617

Partial view of plate 118 from Goad’s Atlas for New Westminster, 1913 Vol III. Almost all the blocks in 
Sapperton have now been subdivided and developed. Blair and Buchanan Avenues are clearly marked 
in block 21. Buchanan Avenue is named for real estate developer, Stanley Bentley Buchanan whose 
large estate took up most of block 22 which he would donate to the Salvation Army in 1947, to become 
the Buchanan Lodge rest home, in memory of his wife.







!  Statement of Significance for 335 Buchanan Ave, New Westminster ~ Elana Zysblat ~ May 20158

Photos

front view of 335 Buchanan (centre) with neighbouring houses dating from 1916 (right) and 
1911 (left)

back view of 335 Buchanan showing the flat roof, aluminum coping at roofline, covered back 
patio and rustic stone outdoor chimney.



!  Statement of Significance for 335 Buchanan Ave, New Westminster ~ Elana Zysblat ~ May 20159

view of south side showing stucco finish, asymmetrical window placements and 
coping at roofline.

view of north side.



!  Statement of Significance for 335 Buchanan Ave, New Westminster ~ Elana Zysblat ~ May 201510

1950s photographs

left: Aerial of Royal 
Columbian Hospital in 1959. 
335 Buchanan circled in red.
(City of Vancouver Archives 
CVA 1399-144)

Archival Photos







Folke Andrew Nordenmark and family 

Folke Andrew Nordenmark (1911-1978), born in Ström, Sweden, arrived in Canada by ship with 

his mother Karin in 1928 at age 17. They were headed to settle in the Sapperton 

neighbourhood of New Westminster where his sister Annie Olsson (arrived 2 years earlier in 

1926) was already married and living. He had two other sisters in BC - Svea Charlotta 

Anderson, also in Sapperton, and Eva Victoria McSorley in Revelstoke. His first job was as a 

moulder at the New Westminster Foundry, at the foot of Braid Street, where many other 

Swedes were employed. He and his widowed mother lived at 339 Keary Street during their first 

few years in Sapperton.

At age 23 in April of 1933, Folke Nordenmark made a very unique bet (worth $1400) to cross 

Canada on foot from New Westminster to Halifax dragging a custom made 500 pound barrel. 

Nicknamed ‘The Continental Barrel Roller’ the voyage initially involved three other companions 

and was documented in local newspapers throughout the spring and summer of 1933. The 

travellers would sleep in the barrel at night. The terms of the bet allowed for the barrel to be 

shipped where it was impassible, but the travellers were to make their way on foot at all times. 

They were to obtain signatures of the mayor or police officers in various stops on the way to 

prove their route. His companions dropped out at Kamloops and Banff after which he 

continued on his own. Nordenmark crossed Alberta in June and Manitoba in July of 1933. In 

Winnipeg, Nordenmark, who had become quite the local celebrity, met his future wife Mary 

Kosak (1907-1992). By this time his barrel had been inscribed and signed by hundreds of 

names along the way.

According to his son Ronnald Nordenmark, Folke reached Ontario in the early fall of 1933 and 

in a moment of distraction let the barrel roll down a hill ending in its complete distruction. 

Instead of admitting this careless mistake, which was so frustrating to Nordenmark after the 

immense effort it took to maneuver the barrel through the much more mountainous rockies, he 

declared that he decided to forego completing the bet as missed his new found love in 

Winnipeg and couldn’t wait to go back and marry her. Folke and Mary were married in 

Winnipeg in 1934 and returned to live in Sapperton in 1936. Folke returned to his position as a 

moulder at the New Westminster Foundry and they resided on the 300 block of Hospital Street, 

just a block or so away from his sisters and the house they would build the next year on 

Buchanan Avenue. 

There were only a few undeveloped lots on the 300 block of Buchanan in the late 1930s but 

both Folke and his sister Svea Anderson were able to purchase two of them, the Nordenmarks 

built at 335 Buchanan in 1937 and the Andersons built 341 Buchanan two years later in 1939. 

In 1940, four of the nine residences on the block were home to either Swedish or Finnish 

families and by 1945 there were two more Scandinavian families on the block. According to a 

1997 paper written by Mika Petri-Olavi Roinila called The Migration, Settlement and Ethnic 

Relations of Finland-Swedes in Canada for the University of Saskatchewan, this cluster of 

Swedes and Finns in Sapperton was known internally as Lilla Munsala.

The Nordenmarks had three children at 335 Buchanan. Folke moved to the Mainland Foundry 

in the 1950s and later became a construction engineer, working for the BC Government Public 

!  Statement of Significance for 335 Buchanan Ave, New Westminster ~ Elana Zysblat ~ May 201513
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Nordenmark’s Continental Barrel Roller in the Winnipeg Free 
Press (Manitoba), July 29th 1933.



Conservation Plan - Nordenmark Residence - 1937 

335 Buchanan Avenue, New Westminster BC 

Conservation Objectives

The Nordenmark Residence will continue on its original site, in its current location and 
with its single-detached residential use. A second-storey addition will be introduced on 
the back (west) portion of the house and an existing ground-level suite will be 
converted into a garage with an entrance on the front (east) as per the 1945 use of this 
level. The heritage house will retain its original location on Buchanan Avenue. 

Rehabilitation is the overall conservation objective for the building, as a significant 
addition is proposed to accommodate a sustainable, more liveable residential use.   

Restoration is the conservation objective for existing and/or missing original exterior 
elements which require basic maintenance and repair. 

Conservation Plan for 335 Buchanan Ave :: Elana Zysblat :: Ance Building Services 1





The building form on 335 Buchanan Avenue is integral to its 1937 Modern design but 
two contemporary alterations to the building’s original elements have significantly 
blurred its original aesthetic character:

1. The original flat/straight roofline has been embellished with a ‘mission style’ parapet

2. Most of the original wood windows, including a prominent triple picture window with
divided horizontal lights on the facade, have been replaced with vinyl windows

Several archival photographs of the house show the building before these alterations 
and will be used to restore the missing elements and original design of the facade.

The first two photographs are close-ups from aerials of the Royal Columbian Hospital 
area in the New Westminster Archives collection. The house at 335 Buchanan is 
marked with a red arrow:

The photograph on the left was 
taken in the early 1980s for the 
New Westminster Heritage 
Inventory and is also part of 
the New Westminster Archives 
collection. A partial view of 335 
Buchanan is visible on the right 
half of the photograph and 
clearly shows the flat roof 
before the ‘mission style’ 
parapet was introduced, 
probably in the early 2000s.
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For the restoration of the facade picture window, an archival photograph from the 
original family collection, provided by Ronnald Nordenmark, clearly shows wood 
sashes, a three part window assembly and divided lights. This early photograph also 
clearly shows a garage entrance on the front, dating from 1945, which will be restored 
as part of this project.

The Modern exterior aesthetic will further be restored by applying the following 

historically appropriate colour scheme, chosen from the Art Deco / Art Moderne 

Colors 1920 - 1940 from the California Paints Historic Colors of America palette. 
The new addition on the second storey will feature a separate colour from the first 
storey to easily distinguish it from the original building.

Body - first storey: 

Electric Grid

Body and coping - second storey (addition): 

Yarmouth Oyster & Gropius White 

Trim, windows, garage door and first storey coping: 

Spiral Staircase

Front door, front stair treads, second storey rail guard: 

Strong Punch
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Condition Assessment

Overall the building is generally in good condition 

a. Structure

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

b. Foundations and Masonry

Concrete foundations appear sound and there is no evidence of moisture damage in 
the basement.

c. General Wood Elements

Inspection did not expose any areas of rot in wood elements.

d. Roofing
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A rendition of the restored first floor, with its second storey addition, both painted in the proposed  

historically appropriate colour scheme, as detailed above, based on authentic neutral and pastel shades 

from the 1930s and 40s. drawing credit: D3 Design



The existing flat tar roof will be completely removed and replaced by the second storey 
addition and a deck.

e. Windows and Doors

Original wood window sashes have been replaced with vinyl windows. Newer wood 
trim of historically appropriate proportions, has been added around the window frames 
and will be kept. Window and door frames are generally in good condition requiring 
only expected repair and repainting. Existing front door and facade windows are 
scheduled for replacement with historically appropriate wood products to be replicated 
from archival photographs. A flat panelled garage door will be restored on the facade 
basement level to replace non-original suite door and window.

Recommended Conservation Procedures

The following procedures are according to conservation standards for historic buildings 

as established by the Parks Canada, Historic Places Initiative (HPI) and listed in 
Standards & Guidelines for the Conservation of Historic Places in Canada.

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

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

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

a. Structure - Rehabilitation:

• Wood framing selectively repaired, upgraded and adapted for improved integrity,
Code compliance and to accommodate new use, only where exposed to complete
the work as defined on the Building Permit drawings 

• Basement level to be reconstructed to accommodate single garage and to provide
structural reinforcement for the second storey addition via foundation augmentation
and underpinning. 

• First storey roof floor to be partially rehabilitated and partially reconstructed. The
majority of the existing roof framing to be modified for the second storey addition.
New supplemental framing to be sistered onto existing framing where required.

b. Roof and Rainwater Works - Rehabilitation:
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• After second storey floor/roof reconstruction, install new flat roof on addition and
roof deck above first storey shingles to match existing roof style.

• Replace rainwater works with continuous aluminum gutters and downspouts in
body or trim colour 

c. Masonry and Foundation – Rehabilitation and Preservation:

• Reinforce concrete foundation from the interior using underpinning to provide
structural support for the second storey addition

• Install perimeter drainage

• Remove obsolete and deteriorated interior chimney entirely

• Retain exterior rustic chimney at the back

d. Cladding and Trimwork - Restoration:

• Existing/original stucco cladding to remain on building. A skim coat to restore the
original smooth finish, on top of the current textured finish on the original building
exterior is recommended.

• Repair or replace in kind deteriorated or damaged areas of stucco, and exterior
wood trims.

• Clad new addition in a smooth finish stucco.

• Install metal coping along roofline of both storeys replicating the proportions from
archival photographs

• Repair or replace in kind existing deteriorated or damaged window and door trim
and window sils. Epoxy consolidants (Rot-Fix or equal) are acceptable for in situ
repair of wood members;

• Do not replace more material than necessary to avoid discontinuity of appearance;

e. Front Entrance - Restoration:

• Retain original front stairs to porch.

• Rebuild front stair railing in historically appropriate Modern metal design.
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f. Windows and Doors - Restoration: 

Facade restoration:

• Replace two existing facade vinyl windows with new replica wood windows, based
on archival photographs of the building.

• Replace front door with new historically appropriate wooden door and replace its
newer trim with replica trim as per historically correct trim width and style on facade
windows

• Replace newer suite door and window on the facade basement level with a flat
panelled garage door in the original garage door opening from 1945. 

All other windows and doors, on north, south and west elevations, will be 
contemporary in style and materials (vinyl)

g. Finishes - Restoration:

• Test exterior paint for lead and follow WCB lead abatement procedures

• Use the historically authentic colour scheme as detailed on page 4 of this document

Future Changes 

Changes to the building configuration, especially additions, should be carefully 

considered for minimal affect on the Heritage Values as embodied in the Character-

Defining Elements (CDE) listed in the Statement of Significance.

Proposed changes to this house are primarily the introduction of the second storey 
addition. The changes are in keeping with the design traditions of the original house. 
The addition is set back from the front of the house and is not prominently visible from 
the principle street. 

The changes listed below are considered reasonable interventions given generally 
accepted conservation standards, rehabilitation needs for proposed uses and site 
conditions, technical and deterioration shortcomings, and the realities of achieving 
heritage retention through development incentives.

Proposed Alterations 

• Construct a historically common new upper floor maintaining the original flat roof,
rectangular form and design details. This addition involves the interior reinforcement
(not visible on the exterior) of a portion of the basement foundation and framed
walls.
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• No window or door openings will be changed on the existing house (main floor and
basement) except for 1. the replacement of the newer door and window with an
original garage opening on the facade and 2. the replacement of a window at the
back of the house with french doors.

Maintenance Plan 

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

As general upkeep is frequently overlooked and will lead to deterioration of heritage 
resources, maintenance standards warrant special attention. Any building should be 
kept in a reasonable condition so it continues to function properly without incurring 
major expenses to repair deterioration from neglect. To avoid compounding problems a 
continuity of informed supervision of assessments and repairs is essential.

A periodic Condition Survey by a Heritage Professional will enable the owner to 
anticipate and budget for upcoming repair or replacement work. The most frequent 
source of deterioration problems are from poorly maintained roofs, rainwater works and 
destructive pests.

Establish a maintenance plan using the information below:

Maintenance Checklist 

a. Site

• Ensure site runoff drainage directed away from buildings.

• Maintain min. 2 foot clearance between vegetation and building face and a 12 inch
wide gravel strip against the foundation in planted areas.

• Do not permit vegetation (vines, etc.) to attached to the building. 

• Keep tree branches pruned so they don't overhang roofs.

• Ensure roots from large trees to not stress and deform building foundation, or
damage perimeter drainage piping.
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b. Foundation

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

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

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

c. Masonry 

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

d. Wood Elements

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

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

o wood in contact with ground or plantings;

o excessive cupping, loose knots, cracks or splits;

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

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

etc.);

o animal damage or accumulations (chewed holes, nesting, bird/rodent droppings)

USE HAZARDOUS MATERIALS PROCEDURES;

o signs of water ingress (rot, staining, mould, infestation).

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

• Inspect paint finishes every 3-5 years and expect full repainting every 7-10 years.
Look for:
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o bubbling, cracks, "alligatoring" or crazing, wrinkles, flaking, peeling or powdering;

o excessive fading of colours, especially dark tones;

• Note repainting shall be in historic colours approved for the HRA unless altered by

Heritage Alteration Permit (HAP) issued by the Local Authority.

• Inspect visible caulking joints for continuity and shrinkage. Expect to redo caulking
every 3-5 years.

• Review metal flashings to ensure water runoff properly directed to the exterior and
that flashing joints are intact.

e. Windows and Doors

• Annually check integrity of window glazing putty for drying, cracking or loss.

• Replace cracked or broken glass as it occurs.

• Check satisfactory operation of windows and doors. Poor operation can be a sign
of building settlement distorting the frame, or sashes or doors may be warped.

• Check condition and operation of hardware for rust or breakage. Lubricate annually.

• Inspect weather stripping for excessive wear and integrity.

f. Roofing and Rainwater Works

• Inspect roof condition every 5 years, looking for: 

o loose, split or missing shingles, especially at edges, ridges and hips;  

o excessive biological growth (moss) and/or accumulation of debris from adjacent

trees; 
o flashings functioning properly to shed water down slope, especially at chimney.

• Remove roof debris and moss with gentle sweeping and low-pressure hose.

• Plan for roof replacement at 18-22 years or longer.

• Annually inspect and clean gutters, flush out downpipes. Ensure gutters positively
slope to downpipes, there are no leaks or water splashing onto building.

• Ensure gutter hangers and rainwater system elements intact and secure.

• Ensure downpipes inserted into collection piping stub-outs at grade and/or directed
away from building onto concrete splash pads.

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

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

• Windows, doors and rainwater works should be cleaned annually.

• When cleaning always use gentlest means possible such as soft bristle brush and
low-pressure hose. Use mild cleaner if necessary such as diluted TSP or Simple
Green©.

• Do not use high-pressure washing as it will lead to excessive damage to finishes,
seals, caulking and wood elements, and it will drive water into wall assemblies and
lead to bigger problems.
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 9/14/2015 

From: Beverly Grieve 

Director of Development Services 

File: HER00546 

Report #: 392/2015 

Subject: 205 Clinton Place HRA Preliminary Report 

RECOMMENDATION 

THAT staff proceed with the processing of the Heritage Revitalization Agreement 

application for 205 Clinton Place. 

EXECUTIVE SUMMARY 

This report provides preliminary information on a Heritage Revitalization Agreement 

application that will see the owners of 205 Clinton Place designate their property, install 

two historically and proportionally appropriate replica pilasters on the front of the house 

and install an additional window on the side of the enclosed front porch in exchange for 

being able to add a basement to the house, increasing the floor space ratio of the house 

from 0.76 to 1.31. 

1. PROPOSAL

The applicants propose entering into a Heritage Revitalization Agreement in order to 

enable them to add floor space to their house in exchange for exterior restoration and 

long-term legal protection of the house. 

2. POLICY AND REGULATIONS

2.1 Official Community Plan Land Use Designation 

(RL) Residential – Low Density: this area will contain low density residential uses

including single detached houses, houses with a secondary suite, duplexes, detached 

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

10



City of New Westminster September 14, 2015 2 

 

Agenda Item 392/2015 

commercial uses such as home based businesses and corner stores. As a single detached 

dwelling the subject proposal complies with the OCP designation. 

 

2.2 Zoning Bylaw 

 

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

detached dwellings. The HRA would create a new “zoning layer” which would specify 
the aspects of the RS-1 zone that would be relaxed or varied. 

 

2.3 Heritage 

 

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

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

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

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

new layer which identifies how the underlying zoning is being changed. 

 

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

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

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

Council adopted the “Standards & Guidelines for the Conservation of Historic Places in 

Canada” (“Standards & Guidelines”) in 2008 as a basis for assessing heritage projects 
within the city.   

 

3. BACKGROUND 

 

3.1 Site Characteristics and Context 

 

Clinton Place has an unusually “small” context. There are only three properties in the 

block, all three properties are small (the subject property being the smallest), all three 

houses are close together and have exceptionally short front setbacks. The street itself is 

half the width of conventional streets and only a third of the width of adjacent Second 

Street at the east end of the block. At the west end of the block is Peele Street, which is 

also a small street with small houses close together and close to the front property line. 
Clinton Place, a small passive park, is directly across the street. The neighbourhood 

contains primarily single detached dwellings but there are also multi-family buildings 

nearby on Second Street and Royal Avenue, which is one block to the south. A map 

showing the area land use is attached in Appendix 1 . 

 

The subject property slopes down approximately 6.5 ft./2 m. from back to front and does 

not have lane access. 

 

3.2 Project Description 

 

The applicants propose entering into an HRA in order to enable them to add a basement 

to their existing one-and-a-half storey house. There would be other relaxations related to 
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existing conditions. All the relaxations have been summarized in a table below. The 

house will not contain a secondary suite. In exchange for the additional floor space, the 

applicants would agree to retain and restore the exterior of the J.D. Hopkins House and to 

place long-term legal protection on the property through the HRA and through a Heritage 

Designation Bylaw. A site plan, photos of the existing house and elevation drawings are 
attached in Appendices 2, 3 and 4 respectively. 

 

3.3 Project Statistics 

 

Site dimensions: 27.6 ft./8.4 m. wide by 71.4 ft./21.8 m deep 

 

Following is a summary of the preliminary relaxations or variances for the proposed 

HRA.  Other relaxations or variances may be identified as the proposal is analyzed 

further. 

 

HRA Variances/Relaxations 

 

 Existing RS-1 Zoning Bylaw Proposed 

Site Area: 1,971.3 sq. ft./ 

183.1 sq. m. 

Minimum 6,000 sq ft./ 

557.42 sq. m. 

No change 

Total Floor Space: 1,489 sq. ft./ 

138.3 sq. m. 

Maximum 985.7 sq. ft./ 

91.6 sq m 

2,587 sq. ft./  

240.3 sq. m. 

Floor Space Ratio: 0.76 0.50 1.31 

Front Yard: 5.62 ft./1.71 m. Minimum 14.28 ft/ 4.35 m. No change 

Rear Yard: 13.43 ft./4.09 m. Minimum 14.28 ft/ 4.35 m. No change 

Left Side Yard: 2.07 ft./0.63 m. Minimum 4.00 ft./1.22 m. No change 

Right Side Yard: 1.96 ft./0.60 m. Minimum 4.00 ft./1.22 m. No change 

Site coverage: 56 percent 35 percent No change 

Off-street parking: None 1 space No change 

 

The proposed “no change” existing aspects are considered legally non-conforming. The 

proposed HRA zoning layer will make them conforming. 

 

4. DISCUSSION 

 

4.1 Heritage Value 

 

The Hopkins House, constructed in 1912, is valued for its historic association with the 

pre-World War One building boom and as part of a unique cluster of small turn-of-the-

last-century houses on small lots in the Queen’s Park neighbourhood. The house is also 
valued for its associations with three previous owners, the Hopkins, the Mascalls and the 

Balanows. 

 

The Heritage Conservation Plan identifies that the house would receive a new foundation, 

original material would be repaired, the original front porch columns would be replicated, 
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and an historically-appropriate colour scheme would be applied. The Statement of 

Significance and Heritage Conservation Plan are attached in Appendix 5. 

 

4.2 Sustainability 

 

Retaining existing livable housing is a fundamental aspect of sustainable development.  

The existing house would be retained and made larger. 

 

Proximity To Transit Services 

 

Transit Service Normal Walking Distance Project Distance 

SkyTrain Station 800 m./2,625 ft. 690 m./2,265 ft. 

Frequent Transit Network 400 m./1,312 ft. 600 m./1,970 ft. 

 

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

 

5. PROCESS 

 

Application made July 13, 2015 

Preliminary Report to Land Use Planning Committee September 14, 2015 

Land Use Planning Committee Recommendation to Council September 28, 2015 

Applicant Public Open House Fall 2015 

Applicant Presentation to Queen’s Park Residents’ Association Fall 2015 

Applicant Presentation to the Community Heritage Commission 

for Formal Review 

Fall 2015 

Applicant Presentation to Advisory Planning Commission for 

Formal Review 

Fall 2015 

Report to Land Use Committee Re: Consideration of First and 

Second Readings of Heritage Bylaws 

December 2015 or 

January 2016 

Land Use Planning Committee Recommendation Re: 

Consideration of First and Second Readings of Heritage Bylaws 

to Council 

January 2016 

Public Hearing and Consideration of Third Reading of Heritage 

Bylaws 

Winter 2016 

Consideration of Adoption of Heritage Bylaws Winter/Spring 2016 
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OPTONS FOR CONSIDERATON 

 

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

 
1. That staff proceed with the processing of the Heritage Revitalization Agreement 

application for 205 Clinton Place. 

2. That the Committee provide staff with alternative direction. 

 

Staff recommends Option 1. 

 

 

ATTACHMENTS: 

 

Appendix 1: Neighbourhood Land Use Map 

Appendix 2: Site Plan 

Appendix 3: Photos of Existing House 

Appendix 4: Proposed Elevation Drawings 

Appendix 5: Statement of Significance & Conservation Plan 
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Attachment 1 

Neighbourhood Land Use Map 

 



 

Light Yellow is single family residential, Dark yellow is multi-family, Green is civic/institutional (e.g. parks, civic buildings, schools). 
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Statement of Significance  
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Heritage Conservation Plan 



 

 





influenced by the civic beautification improvements in the Queen’s Park area between 1910 and 1913. 
Clinton Place Park, on which the house sits, was allocated as a park in 1863 but wasn’t developed or 
used as a public park until 1910. The landscaping of Clinton Park in 1910, along with the laying out of 
central boulevards on Second Street and new curbs and sidewalks in 1913 brought on this additional 
wave of development to a neighbourhood first established in the late 1880s.

Furthermore, this building and its diminutive lot (27’ x 69’) are unique as part of a dense grouping of 
four residences dating from 1889 to 1912 concentrated on significantly undersized lots on the southern 
tip of the city block between Clinton Place, Peele and Second Street. This cluster reflects the organic 
development and sometimes haphazard subdivision history of the Queen’s Park neighbourhood in its 
first few decades.

This residence is valued for its association with Ontario-born John Dallas Hopkins (1849-1927), the 
lead carpenter at the nearby and ever growing Provincial Hospital for the Insane (1878-1996, known as 
Woodlands since 1950), where he worked for over two decades from 1889 until 1912. Hopkins’ first and 
main residence on Clinton Park was at 125 Peele Street (directly north) which he built in 1905. In 1906 
Hopkins bought 207 Clinton Place, built in 1889, which he rented out. Hopkins built 205 Clinton in 1912, 
his third house on a  64‘ x 110’ parcel of land on the north edge of Clinton Place Park, all of which were 
owned by him until his death in 1927.

205 Clinton Place is valued for its continuous use as a single-family residence since 1912. Although 
built by Hopkins, this house is remembered as a long-term home to two New Westminster families for 
40 years each.The first family was of William Wootton Mascall (1880-1953), an England-born 
accountant who was an active community leader on New Westminster’s Board of Trade, the local Navy 
League, the Provincial Agricultural Exhibition, the New Westminster Aerial League Branch, the Anglican 
Church and as a local Justice of Peace. The Mascall family resided at 205 Clinton from 1913 until W. 
W. Mascall's death in 1953. The Mascall family owned both 205 and 207 Clinton Place after Hopkin’s 
death in 1927. From 1966 until 2006, 205 Clinton Place was a 40-year home for Alex and Nellie 
Balanow. The enclosed front porch reflects the changing tastes and needs of residents over the 
decades.

Aesthetically, this working-class cottage is a good example of a vernacular residential design from the 
early 20th century, as illustrated by its simple lines, modest scale, front-gabled roof and full-width 
verandah. Typical of Lower Mainland residences of this era, the building features wood-frame 
construction and finishings that reflect the wood products produced in local sawmills. 

Character defining elements

Location on Clinton Place in the Queen’s Park neighbourhood of New Westminster

Siting at the front (south) of the lot, facing Clinton Park Place

Continuous residential use since 1912

Residential form, scale and massing as expressed by its one and one-half storey height with front-
gabled roof and projecting hipped-roof verandah (enclosed by early wood windows)
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Front-gabled steep-pitched roof with pronounced overhang and exposed rafters on the east and west 
sides

Wood-frame construction and cedar shingle cladding separated by trim board 

Wooden window assemblies in their original locations with projecting sills, including horned double-
hung and casement varieties

Wooden, panelled front door with light

Pointed fascia boards 

Tongue and groove soffits 

Square-edge door and window trim with cap moulding

Interior brick chimney at gable peak 

Residents at 205 Clinton Place (from New Westminster City Directories)

1914-1953 William Wootton & Ann Mascall - Accountant (with various firms and mills over the years)

1954-1955 Fred T & Jenny Zapotichny (pipe fitter)

1956-1957 Mrs. Lois E Bennett (clerk at Mungeam News Agency)

1958  Les T & Kathleen F Brown (supervisor at Borstal Home)

1959-1965 Joseph A & Mary Bruschetto (carpenter/benchman at Greenall Bros)

1966-92  Alex & Nellie Balanow (const worker at Laing Const & Equip) in 1982 Alex was retired

1994 not listed

1996-2001 Nellie Balanow

2006-current Jordan L’abbe & Katherine Kosman
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Resources

New Westminster Public Library:
Historic directories
Fire insurance maps

New Westminster Archives:
Historic photos
Historic Title search for 207 Clinton Place

City of New Westminster:
Building permit records
Historic Context Statement for Queen’s Park Neighbourhood (Cook, Burton & Barman - 2009)

New Westminster Heritage Resource Inventory, Vol 3.
Parks & Recreation History of Park Sites and Facilities - Clinton Place Park
Queen’s Park Neighbourhood Heritage Study (Planning Division - March 2014)

BC Archives:

Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial marriages 
(1859-1872) and baptisms (1836-1888)
Government of Canada Censuses for BC - 1901, 1911 and 1921

John Dallas Hopkins Last Will & Testament (vol 15 folio 639 # 11598) BC Wills Index 1919-1926

Vancouver Daily World Newspaper - various archive issues from 1894 to 1924

UBC Archives:

1888-1905 Asylum for the Insane Annual Reports

Publications:

Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses
of the City as it was. Dundurn.

Gottfried, Herbert & Jennings, Jan. 1985. American Vernacular Building and Interiors
1870-1960. Norton & Co. New York. 

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

Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster.
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Maps

This 1892 map of New Westminster clearly shows the matching allocated parks (Toronto Place, now Simcoe and 

Clinton Place) along Royal Avenue. The Provincial Asylum is visible just on the other side of Queen’s Park. John 

Dallas Hopkins probably lived on the asylum grounds until 1905 when he built his first house on Clinton Place Park, 

an easy commute for Hopkins. Two of the three homes on Clinton Place were already standing at the time this map 

was drawn, 207 (1889) and 201 Clinton (1890). credit: City of Vancouver Archives Map 1167

A close-up (left) of the area around Clinton Place 

Park and the succession of development on the 

subject block before WWI:

207 Clinton - 1889 

built for Arthur O’connor - jail guard

201 Clinton - 1890 

built for James Trodden - CPR conductor

125 Peele - 1905

built for John Dallas Hopkins - Asylum carpenter

205 Clinton - 1912

built for John Dallas Hopkins - Asylum carpenter
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Photos

front (above) and back (left) view of 

the house with its prominent gable 

and wide overhangs. A single, double 

hung horned window is centrally 

featured on both sides of the gable. 

The front porch was enclosed with 

wood windows probably in the 1950s
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One-storey extension at back, and partial view of the east side of the house

view of the back (north) showing the one storey extension with divided light wood 

windows.







Building Description


The J.D. Hopkins House is a simple, 1½ storey (plus basement) wood-frame dwelling. 
It is a good example of a working-class cottage from the early 20th century, a 
vernacular design that appeared in many variations through the Lower Mainland from 
the late 1880s until the 1910s. It features simple lines, a modest scale, a front-gabled 
roof and in this case, a full-width verandah.


Some of its exterior elements include the steeply pitched front gable roof with 
pronounced eaves and exposed rafters on the east and west sides. It is clad with cedar 
shingles separated by trim board. The house has wooden window assemblies including 
horned double-hung and casement varieties with projecting sills, in their original 
locations. The exterior millwork includes pointed fascia boards, tongue and groove 
soffits and square-edge door and window trim with cap moulding.


One of the exterior modifications that occurred on this dwelling over the years is the 
enclosing of the front porch, an alteration that was very common in the mid 20th 
century to gain living space in homes. From an archival photograph of the house taken 
in 1959 (see next page), we can see that the original entrance to the house would have 
been at the front porch before it was enclosed that very same year. The enclosed porch 
with its wooden windows is considered a character defining elements of the house, 
even though it was introduced 47 years after the home’s construction. The enclosed 
front porch, a common intervention on early wood-frame homes in the area, reflects 
the changing tastes and needs of residents over the decades, and albeit enclosed, 
retains the appearance of a veranda through its transparent windows assemblies.


Proposed historically appropriate colour scheme  
Benjamin Moore Historic Colours palette


Body (shingles and wood siding cladding) - Princeton Gold HC-14


Trim (door & window trim, columns, facia boards, soffits, eaves) - Oxford Ivory VC-1


Sash (doors and windows) - Gloss Black VC-35


Front door feature colour - Strathcona Red VC-27  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e.   Facade - Restoration: 


• Retain and repaint front stairs and door  

• Restore appearance of full-length front porch columns by installing historically and 
proportionally appropriate replica pilasters on either end of the enclosed verandah 

• Install replica window on the east side of the porch (replacing an enclosed wall), to 
restore the transparency of the enclosed verandah and the original appearance of 
the front porch 

• Repaint the front porch in the proposed three-tone historically appropriate colour 
scheme to restore the visibility of the original porch elements: windows in sash 
colour, pilasters in trim colour, cladding in body colour 

• Introduce two new historically appropriate wood windows at the basement level to 
replace newer storage door and window. Reclad the basement level in horizontal 
wood siding as per existing siding on front porch and on basement level along the 
sides of the house 
 

f.         Windows and Doors - Restoration:  

• Retain and repaint all existing windows and doors

• Install replica windows on the east side of the front porch (to replace enclosed wall)

• Install two historically appropriate windows on the facade, basement level


g.         Finishes - Restoration: 

• Test exterior paint for lead and follow WCB lead abatement procedures


• Use the historically authentic colour scheme as detailed on page 2 of this document 


Future Changes 

Changes to the building configuration, especially additions, should be carefully 

considered for minimal affect on the Heritage Values as embodied in the Character-

Defining Elements (CDE) listed in the Statement of Significance.


Proposed changes to this house are primarily the digging out of the basement level to 
make it liveable and to reinforce and stabilize the dwelling structure which currently has 
no concrete foundation, and the reroofing of the rear addition to improve functionality 
on the main floor. The changes are in keeping with the design traditions of the original 
house and are not prominently visible from the principle street. 
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This illustration shows the proposed new historically proportioned pilasters on either end of the front porch, the 

new divided lights at the basement level and the proposed historic colour scheme, all contributing to the 

restoration of the facade.



Conservation Plan for 205 Clinton Place :: Elana Zysblat :: Ance Building Services 10

The illustration above shows the proposed west elevation of 205 Clinton Place. Visible are the proposed replica 

windows on the west end of the front porch (circled in red) which is currently a solid wall. This element will restore 

the transparency of the enclosed verandah and the appearance of a front porch.

The illustration to the right shows the 

proposed rear elevation of 205 

Clinton Place. The first storey gable 

is currently low and in poor condition 

(current ridgeline marked with a red 

line). This illustration shows the 

proposed new gable height which 

will provide a cohesive, liveable 

ceiling height throughout the first 

storey level. Also visible here are two 

new windows at the basement level 

contributing to the liveability of the 

basement level and the reclad rear 

in historically appropriate cedar 

shingles, currently clad in newer 

vertical boards.



Maintenance Plan 

Following completion of the conservation works, the owner must maintain the building 
and land in good repair and in accordance with generally accepted maintenance 
standards. All work should follow The Standards and Guidelines for the Conservation of 

Historic Places in Canada (2nd Edition). The local government determines an 
acceptable level or condition to which the heritage building is maintained through the 
Heritage Maintenance Bylaw. As with the Heritage Conservation Plan, such 
maintenance standards apply only to the building exterior.


As general upkeep is frequently overlooked and will lead to deterioration of heritage 
resources, maintenance standards warrant special attention. Any building should be 
kept in a reasonable condition so it continues to function properly without incurring 
major expenses to repair deterioration from neglect. To avoid compounding problems a 
continuity of informed supervision of assessments and repairs is essential.


A periodic Condition Survey by a Heritage Professional will enable the owner to 
anticipate and budget for upcoming repair or replacement work. The most frequent 
source of deterioration problems are from poorly maintained roofs, rainwater works and 
destructive pests.


Establish a maintenance plan using the information below:


Maintenance Checklist 

 a. Site        

• Ensure site runoff drainage directed away from buildings. 


• Maintain min. 2 foot clearance between vegetation and building face and a 12 inch 
wide gravel strip against the foundation in planted areas. 


• Do not permit vegetation (vines, etc.) to attached to the building.  
 


• Keep tree branches pruned so they don't overhang roofs.  

• Ensure roots from large trees to not stress and deform building foundation, or 
damage perimeter drainage piping. 


 b. Foundation        

• Review exterior, and interior where visible, for signs of undue settlement, 
deformation or cracking of foundation and if encountered seek advice from 
Professional Engineer.  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• Ensure perimeter drainage piping is functioning satisfactorily by flushing and/or 
professional inspection every 3-5 years.  

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

c.     Masonry  

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


d.      Wood Elements

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

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

o wood in contact with ground or plantings;

o excessive cupping, loose knots, cracks or splits;

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

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

etc.);

o animal damage or accumulations (chewed holes, nesting, bird/rodent droppings) 

USE HAZARDOUS MATERIALS PROCEDURES;

o signs of water ingress (rot, staining, mould, infestation).

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

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

o bubbling, cracks, "alligatoring" or crazing, wrinkles, flaking, peeling or powdering;

o excessive fading of colours, especially dark tones;
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• Note repainting shall be in historic colours approved for the HRA unless altered by 

Heritage Alteration Permit (HAP) issued by the Local Authority.  

• Inspect visible caulking joints for continuity and shrinkage. Expect to redo caulking 
every 3-5 years.  

• Review metal flashings to ensure water runoff properly directed to the exterior and 
that flashing joints are intact.  

e.     Windows and Doors

• Annually check integrity of window glazing putty for drying, cracking or loss.  

• Replace cracked or broken glass as it occurs.  

• Check satisfactory operation of windows and doors. Poor operation can be a sign 
of building settlement distorting the frame, or sashes or doors may be warped.  

• Check condition and operation of hardware for rust or breakage. Lubricate annually.  

• Inspect weather stripping for excessive wear and integrity.  

f.     Roofing and Rainwater Works 

• Inspect roof condition every 5 years, looking for: 

o loose, split or missing shingles, especially at edges, ridges and hips; 

o excessive biological growth (moss) and/or accumulation of debris from adjacent  

trees; 
o flashings functioning properly to shed water down slope, especially at chimney.

• Remove roof debris and moss with gentle sweeping and low-pressure hose. 


• Plan for roof replacement at 18-22 years or longer.


• Annually inspect and clean gutters, flush out downpipes. Ensure gutters positively 
slope to downpipes, there are no leaks or water splashing onto building. 


• Ensure gutter hangers and rainwater system elements intact and secure.  

• Ensure downpipes inserted into collection piping stub-outs at grade and/or directed 
away from building onto concrete splash pads.  

g.     General Cleaning

• Building exterior should be regularly cleaned depending on build up of atmospheric 
soot, biological growth and/or dirt up-splash from ground.  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• Cleaning prevents buildup of deleterious materials which can lead to premature and 
avoidable maintenance problems.  

• Windows, doors and rainwater works should be cleaned annually.  

• When cleaning always use gentlest means possible such as soft bristle brush and 
low-pressure hose. Use mild cleaner if necessary such as diluted TSP or Simple 
Green©.  

• Do not use high-pressure washing as it will lead to excessive damage to finishes, 
seals, caulking and wood elements, and it will drive water into wall assemblies and 
lead to bigger problems. 
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 9/14/2015 

From: Beverly Grieve 

Director of Development Services 

File: REZ00105 

Report #: 390/2015 

Subject: 602 Ewen Avenue (Spagnol's Townhouses) - Preliminary Report 

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend that Council direct staff 

to process the rezoning and development permit application.  

EXECUTIVE SUMMARY 

The applicant proposes to rezone the site and obtain a Development Permit in order to 

construct a 16 unit townhouse development 602 and 620 Ewen Avenue and 257 Boyne 

Street. The development proposed in this application satisfies the Queensborough 

Community Plan land use designation of Residential – Low Density by providing a

townhouse development with detached units and a floor space ratio of 0.62. 

1. PROPOSAL

The applicant proposes to rezone the site and obtain a Development Permit in order to 

construct a 16 unit townhouse development 602 and 620 Ewen Avenue and 257 Boyne 

Street.  

2. POLICY AND REGULATIONS

2.1 OCP Land Use Designation 

The site is designated (RL) Residential Low Density in the Queensborough Community 

Plan. The Plan describes this designation as: 

11
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(RL) Residential – Low Density – this area will include low density residential 

uses including single detached houses, houses with a secondary suite, duplexes, 

detached townhouses, low density multi-family uses, places of worship, and may 

contain small scale local commercial uses such as home occupations and corner 
stores. 

 

2.2 Zoning Bylaw 

 

The site has a split zoning with 14,400 square feet (1,337.8 square meters) of the site 

zoned Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) and 19,200 

square feet (1,783.8 square meters) of the site zoned Local Commercial Districts (C-1).  

 

2.3 Development Permit Area 

  

This site is designated as part of Queensborough Main Street Development Permit 

Area- The purpose of this Development Permit Area is to provide: 

 

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

encourages best practices for promoting water and energy conservation and 

reducing greenhouse gas emissions. It also establishes guidelines for the form and 

character of commercial and multi-family residential development. 

 

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

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. 
 

3. BACKGROUND 

 

3.1 Site Characteristics and Context 

 

The site is surrounded on all sides by single detached dwellings zoned 

Queensborough Neighbourhood Residential Dwelling District (RQ-1). 

 

The site has a geodetic elevation of 3 to 4 feet (0.9 to 1.2 meters) and is located 

within the Fraser River Flood plain.  

 

3.2 Project Description 

 

The project is a 16 unit townhouse development fronting Ewen Avenue.  
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3.3 Project Statistics:  

 

Site Area: 33,710.8 square feet (3,131.9 square metres) 

Proposed Zoning: Comprehensive Development District 

Units / Housing Type: 16 Unit townhouse development  

FSR 0.60 

Site coverage: 33.9% 

Front Yard:    14.9 feet (4.55 meters) Ewen Avenue 

Side Yard 9.99 feet (3.04 meters) Boyne Street 

23.1 feet (7.04 meter) Pembina Street 

Rear Yard  22.41 feet (6.83 meters) Rear Lane  

Building Separation 6 feet (1.83 meters) 

Height 29.2 feet (8.9 meters) 

Parking 32 resident parking spaces: 

 14 units with two side by side 

 2 units with tandem parking 

3 Visitor parking spaces 

 

4. DISCUSSION 

 

4.1 Development Potential of the Existing Zone 

 

The current RQ – 1 zoning would allow subdivision into four residential lots, each with 

an area of 4,800 square feet (445.9 square metres). The zoning would allow a house with 
a secondary suite. The C-1 zoning would allow a two storey building with 6000 - 8000 

square feet (557.4 – 743.2 square metres) of commercial floor space on the ground floor 

and eight to ten residential units on the second floor. 

 

4.2 Development Potential of the OCP Land Use Designation 

 

The following chart compares the floor space ratio, site coverage and the number of 

residential units achievable under the Residential – Low Density designation in the 

Queensborough Community Plan.    

 

 RQ – 1 RT – 1 RT – 2D Proposed 

 House Duplex Compact lot Townhouse 

FSR 0.62 0.60 0.7 0.62 

Number of units 18 10 12 18 

Site coverage 35% 40% 35% 33.9% 
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4.3 Analysis of Proposed Development 

 

The development proposed in this application satisfies the Queensborough Community 

Plan land use designation of Residential – Low Density by providing a townhouse 
development with detached units and a floor space ratio of 0.62. The proposal provides a 

low density strata development where all of the units are suitable for families. This is a 

choice of building form, not an increase in density over the density identified in the OCP 

land use designation. 

 

All of the units have spacious yards in the range of 360 – 660 square feet (33.4 – 61.3 

square meters), with the units nearest the corners of the site having yards of up to 1000 

square feet (92.9 square meters).  

 

5. PROCESS 

 

The next steps in the application review process are: 

 

1. LUPC recommendation to Council on rezoning of the site. 
2. The project is considered by the New Westminster Design Panel 

3. The applicant would hold a public information meeting and present the project to 

the Queensborough Residents Association 

4. The project is considered by the Advisory Planning Commission 

5. LUPC consideration of rezoning and development permit 

6. LUPC recommendation considered by Council 

7. Council consideration of the Zoning Amendment Bylaw and development permit 

 

6. OPTIONS 

 

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

1. That Council direct staff to process this rezoning 

 

2. Provide staff with alternative direction. 

 

Staff recommends Option 1.  

 

 

 

ATTACHMENTS: 

 

Appendix 1 Location Map 

Appendix 2 Project Plans 
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For 

Jim Hurst 

Planner 

 

 For 

Jackie Teed 

Manager of Planning 

 

   

Approved for Presentation to 

Committee 

 

  Original Signed by: 

 

  

Beverly Grieve 

Director of Development Services 

 Lisa Spitale 

Chief Administrative Officer 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX #1 

Location Map 
 



602-620 Ewen Ave. & 257 Boyne St

This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be

accurate, current, or otherwise reliable.

1,500

CNW GIS Services

0.1

1:

NAD_1983_UTM_Zone_10N

Kilometers0.10 0.04



APPENDIX #

Project Plans 









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