
City of New Westminster 
 

R E P O R T  
 

DEVELOPMENT SERVICES DEPARTMENT 
 

To: Members of the New Westminster 
Design Panel 
 

Date: July 24, 2018 

From: Hardev Gill, 
Planning Technician  
 

File: DPQ00167 
 
 

Subject: 800 Boyd Street:  Development Permit Application for the construction 
of a new mini-storage building – NWDP Review – Follow-up to March 
27, 2018 NWDP Presentation. 
 
 

 
 
RECOMMENDATION  
 
THAT the New Westminster Design Panel review the updated design submission and 
provide comments back to the applicant and staff. 

THAT the New Westminster Design Panel provide a motion of support or non-support 
for the proposed Development Permit application. 

_______________________________________________________________________ 
 
PURPOSE 
 
The applicant proposes to construct a new mini-storage building, including landscaping 
improvements as part of phase III of the overall development at 800 Boyd Street (see 
Appendix “A” – Location Map). 
   
The application was brought forward to the New Westminster Design Panel (NWDP) on 
March 27, 2018.  The purpose of this report is to provide updated information to the 
NWDP in regards to the updated design submission and to address comments raised by 
the NWDP on March 27, 2018. 
 
Please refer to the March 27, 2018 NWDP Report for the project overview, 
policy/regulations, site characteristics/context, project statistics and design rationale. 
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DESIGN CONSIDERATIONS 
 
March 27, 2018 NWDP Meeting 
 
The project was brought forward to the New Westminster Design Panel for review on 
March 27, 2018.   
 
Following the discussion, the NWDP made the following resolution: 

MOVED and SECONDED 
THAT the New Westminster Design Panel request the applicant to resubmit with 
consideration of the comments. 

           CARRIED. 
 
A copy of the March 27, 2018 NWDP Report (including previous design submission) can 
be accessed at the link below (Item 4.1 on the agenda): 
 
https://www.newwestcity.ca/database/files/library/NWDP_2018_MAR_27_Minutes.pdf  
 
A copy of the March 27, 2018 NWDP Draft Meeting Minutes are attached to this report 
as Appendix “B”.  The Minutes can also be access at the link below: 
 
https://www.newwestcity.ca/database/files/library/NWDP_2018_MAR_27_Minutes.pdf  
 
Staff would like to obtain feedback from the NWDP in regards to how the applicant has 
responded to the comments raised at the March 27, 2018 NWDP Meeting. As part of the 
applicant’s updated design review response report (see Appendix “C”), the applicant has 
provided contextual aerial photos and building elevation plans. 
 

Design Panel’s Consideration 

Below, is a list of questions that were outlined in the March 27, 2018 NWDP Report.  
Staff request that the NWDP review the applicant’s response to these questions in the 
Report and provide a response on how the NWDP comments have been addressed while 
keeping these questions in mind for reference.  The Design Panel’s comments to these 
questions are located within the attached Draft Meeting Minutes.   
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Previous Questions 

1. Staff seeks input from the NWDP in regards to the overall scale and massing of
the building.

2. Staff seeks input from the NWDP in regards to the selection of building
materials and color scheme for the proposed development and how the
development corresponds with the Design Guidelines.

3. Staff seeks input from the NWDP on the proposed landscaping and how it
screens the site along the property frontage.

4. Staff seeks input from the NWDP in regards to how this proposal addresses the
streetscape along Boyd Street in regards to providing connectivity between the
public and private realm.

5. Staff seeks input from the NWDP in regards to how the proposal addresses the
Highway 91A Frontage.

APPENDICIES ATTACHED TO THIS REPORT 

A Location Map B March 27, 2018 NWDP Draft Meeting 
Minutes 

C Applicant’s Design Panel Response 

Hardev Gill,  
Planning Technician 
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Appendix A 

Location Map 
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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.
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Appendix B

 March 27, 2018 NWDP Draft 

Meeting Minutes
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3.0 REPORTS AND INFORMATION

There were no items.

4.0 DESIGN REVIEWS

4.1 800 Boyd Street DPQ00167

Hardev Gill, Planning Technician, summarized the staff report dated March 27,

2018, regarding a Development Permit application to allow for site improvements

at 800 Boyd Street.

Mr. Gill reviewed the location of the site, the scope of work, which includes

constructing a new mini-storage building and caretaker’s suite, upgrades to the

onsite landscaping, and inclusion of a new secondary driveway access from Boyd

Street, and the considerations that the Design Panel was asked to evaluate.

Karla Castellanos, Architect and Jonathan Losee, Landscape Architect, provided a

presentation on the proposed development, noting the following details:

Details of the site location and history of the site;

Aims of opening up the site with a secondary driveway to create a one-way 

system through the site;

Floor plans of the buildings and caretaker unit;

Building elevations, noting that the intention is to provide a showcase for

the building and emphasize the second floor;

The proposed building rendering of the front and side of the building, 

including the proposed tower;

Aims of integrating the two buildings in appearance;

Proposed materials (metal cladding, glazing, colours); and,

Landscape plan along the Boyd Street frontage, including protecting trees, 

cleaning up planting beds, and infilling the ditch for driveway access.

In response to questions from the Panel, Ms. Castellanos and Mr. Losee provided 

the following information:

The intention of the height of the tower is to show the location of the 

storage facility from the highway and its proportion comes from a desire to 

represent boxes;

The heights of the existing buildings on the property are two storeys;

The new buildings on the site will be similar in terms of proportion to the 

existing buildings, but the appearance will differ slightly;

The intention of the tower is to sit on top of the caretaker unit with empty 

space inside, not occupied;

In future, the third floor may occupy the space under the tower;

Yellow paint is used to highlight the inside wall of the units;
Doc#1184151 New Westminster Design Panel Minutes Page 2

March 27, 2018
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The intention of the deck on the upper floor in the residential unit is to 

create a fire wall and separate the unit from the rest of the building;

The context of the other buildings on the property is being carried on 

through the use of wood soffits;

The intention of the new building is to reinterpret the other buildings on the 

site, by keeping the boxy character and creating a contrast in colour;

As the business currently has no presence on Boyd street, the intention is 

for this building to create a focal point on Boyd Street and also make the

tower high enough to be seen from the highway;

The exposed stair on the South elevation will not be visible from the 

outside;

The street trees are cottonwoods at the site;

There are two Linden trees and one Maple in front of the older building and 

both Lindens are being kept; and,

Discussion ensued and the Panel noted the following comments in relation to each 

of the Staff questions asked in the March 27, 2018 report:

Question 1: Staff seeks input from the NWDP in regards to the overall scale and 

massing of the building.

The design and scale of the building appear appropriate, and seem to 

complement the adjacent buildings, however it is difficult to evaluate 

without context and elevation drawings;

Overall, the scale and massing appear mostly appropriate;

While it makes sense to signify an entry to the property on Boyd Street, the 

proportion of the tower is dominant and out of scale with the rest of the 

buildings and it is hard to justify the height solely for signage;

The tower could be integrated further into the site;

The towers of the East building are grounded and more in scale with the 

rest of the building than the proposal;

Concern was expressed about the height of the tower as it will seem out of 

context with the surrounding neighbourhood; and,

Consider integrating the tower on the Boyd street side through the use of

colour and light, like on the highway side.

Question 2: Staff seeks input from the NWDP in regards to the selection of 

building materials and color scheme for the proposed development and how the

development corresponds with the Design Guidelines.

The materials and colour scheme appear appropriate and to comply with the 

design guidelines, however they are difficult to evaluate without adjacent 

context;

Consider more variety on the North elevation, as it is fairly blank compared 

to the other three and it may be seen from the highway more than any other 

part of the proposed building;

Doc#1184151 New Westminster Design Panel Minutes Page 3
March 27, 2018
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Consider a change to the metal panels which appear as wood – it may not 

be the best material if trying to emulate wood; and,

Consider more colour variation or perhaps a pattern on the concrete that 

extends down the building, in the storage areas.

Question 3: Staff seeks input from the NWDP on the proposed landscaping and 

how it screens the site along the property frontage.

The proposed landscaping will be an improvement on the existing 

condition;

If there is adequate space, consider a green edge along the building face 

where the main entry and office will be located, as this might be a pleasant 

outdoor area for employees, and provide a buffer between the parking and 

the proposed building;

Context photos of existing trees would be useful;

Consider another species of tree, as Lindens are not typically great above 

parking because of aphids and stickiness that drop on to cars;

Consider some stormwater infiltration in the boulevard;

Check with the City requirements for street trees if creating a boulevard on 

Boyd; and,

Concern was expressed for the grading on the site;

Consider the queueing space for cars if the proposal is to move the existing

gates in.

Question 4: Staff seeks input from the NWDP in regards to how this proposal 

addresses the streetscape along Boyd Street in regards to providing connectivity 

between the public and private realm.

Contextual photos of Queensborough Landing would be helpful to evaluate 

whether there are consistencies in the streetscape; and,

The proposal will likely be an improvement on the existing streetscape on 

Boyd street, and brings in elements of Queensborough Landing effectively;

Consider a gesture towards the existing public paths on Boyd Street at

Queensborough landing.

Question 5: Staff seeks input from the NWDP in regards to how the proposal 

addresses the Highway 91A Frontage.

More photos of the view from the Highway would be helpful in order to 

evaluate whether the proposal addresses Hwy 91A; and,

The proposal needs more attention like the East building which currently 

faces the highway sufficiently.

The proponents supplied some further comments in response to the Panel:

Doc#1184151 New Westminster Design Panel Minutes Page 4
March 27, 2018
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A traffic study has been conducted at the site which showed that the space 

that has been left in front of the building with the gates moved in will

provide adequate queueing space for the calculated amount of traffic;

The proposed grading is due to the floodplain requirements, but the 

landscape architect will consider a transition in terms of the grading; and,

The architect will revisit the proportion of the tower, however the zoning 

allows for the height and therefore other sites may be developed to a similar 

height in future.

MOVED and SECONDED 

THAT the New Westminster Design Panel request the applicant to resubmit with

consideration of the comments.

CARRIED.

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

4.2 1084 & 1130 Tanaka Court DPQ00083

REZ00153

Mr. Hardev Gill, Planning Technician, summarized the report dated March 27,

2018, regarding a Rezoning and Development Permit Application for a three-

storey commercial building and an attached four-storey parkade at 1084 & 1130

Tanaka Court, noting the following:

Reviewed the neighbourhood context of the site, the land use designation 

and proposed rezoning for the project, landscape additions, and that the

Design Panel was asked to evaluate form and massing component of the 

proposed design;

Noted the irregular site;

The roundabout is currently partially completed, and it is not known if the 

cul-de-sac would be finalized;

The City’s Transportation staff are not supportive of the access points; and,

The application will be brought for another full comprehensive review with

focus on the proposed building materials/finishes and character.

Eric Ching, Urban Design Group and Pat Campbell PMG Landscape Architects,

provided a presentation on the proposed development, noting the following:

Noted the railway and highway to the south, with commercial and 

entertainment areas to the north and west;

Consistent with the Official Community Plan designation and 

Queensborough neighbourhood plan;

A third access point for services is currently not approved by the City’s 

transportation staff;

Parking requirements informed how the building was placed on the site, as 

at least 198 parking spaces as indicated by the Parking Study would be 

required due to the land use of retail, office, and banquet space;

Doc#1184151 New Westminster Design Panel Minutes Page 5
March 27, 2018
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Appendix C

Applicant's Design 

Panel Response
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Hello Hardev, 

Please see our response to the Design Review Comments for the DPQ00167 application. This 
response should be read in conjunction with A 3.1 and A 3.2 drawings enclosed. 
  
Question 1: Staff seeks input from the NWPD in regard to the overall scale and massing of the 
building, more specifically the proposed height of the tower. 

• The tower location and height responses:
1. To the desire to create a focal point to clearly identify the development at the street level as well 

as from the distance. 
2. Given that the new building will house the operation centre for the entire facility, the proposed 

design reflects hierarchy, presence and modern appeal. 
3. The containers stored north to the subject property can reach a height of 32 feet during normal 

storage capacity (4 containers). During busy periods the containers reach 40 feet in height (5 
containers). To create any sort of visual impact, the architectural element would need to be 
higher than 40 feet. 

4. The business environment in the Queensborough area is going through a challenging time. The 
current and future architectural proposals will need to re-think the current solutions and develop 
a new approach to reinvigorate the commercial spaces. We feel our proposal brings a modern 
and strong appeal as well as street presence.  

5. It is important to take into consideration that the subject site is one of the first sites to be 
‘redeveloped’ in the area. The intent of the proposed building is to use the conditions stipulated 
in the current zoning to best serve the development, the business and to improve the existing 
street experience.  

Question 1: Staff seeks input from the NWPD in regard to the selection of building materials and colour 
scheme for the proposed development and how the development corresponds with the Design 
Guidelines. 

1 of 2

April 30 2018

City of New Westminster 
Planning Department
511 Royal Avenue
New Westminster BC
V3L 1H9

Attention: Hardev Gill 
MCIP, RPP Planning Technician

RE: Queensborough Mini-Storage Phase III 800 Boyd Street NW BC
Design Review Response
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1. The height of the containers stored on the neighbouring north side of the subject site are usually 
32 feet to 40 feet in height. Anything below that height will not be seen from adjacent areas.  

2. The North, East and South elevations follow the same colours and patterns than the existing 
buildings. Their visibility is truly limited to the customers using the Mini-Storage facility. 

3. Although as architect my preference would be to remain true to the materials used in the 
building I also have to be sensitive to my client’s requirements. Wood requires a high level  
maintenance beyond that permitted by the nature of this facility. The market/demand have 
developed other options to provide the same wood feel without the burned of the high level 
maintenance, we chose to follow the option that serves best my client and the street view 
appeal.   

Question 3: Staff seeks input from the NWPD on the proposed landscaping and how it screen the site 
along the property frontage. 

1. The proposed landscaping provides screening to the small parking lot at the northern edge of 
the site by introduction a broadleaf evergreen hedge planting. The proposed planting will screen 
the grill, undersides of the cars and a low retaining wall at the edge of the parking lot. 

2. The new building, proposed parking and gardens will be slightly elevated from Boyd Street 
creating a soft visual separation. The slopping lawn at the street edge will create an inviting 
entry to the project. The infill of the existing drainage channel along the frontage of the building 
will remove the existing risk of people and/or cars following into it. 

Question 4: Staff seeks input from the NWPD in regard to how this proposal address the streetscape 
along Boyd Street in regard to  providing connectivity between the public and private realm.

1. Please see context views attached. 
2. We avoided any pedestrian connection to Boyd Street as there are no current sidewalks and it 

will be dangerous to promote people walking beside vehicles and heavy vehicles in motion.  

Question 5: Staff seeks input from the NWPD in regard to how the proposal addresses the Highway 
91A Frontage. 

1. Please see context views attached. 

Sincerely,

Karla Castellanos
Principal,  Architect AIBC - LEED ap

2 of 2
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City of New Westminster 
 

R E P O R T  
 

DEVELOPMENT SERVICES DEPARTMENT 
 

To: Members of the New Westminster 
Design Panel 
 

Date: July 24, 2018 

From: Hardev Gill, 
Planning Technician  
 

File: OCP00025 
HER00668 
 

Subject: 647 Ewen Avenue – Official Community Plan Amendment and Heritage 
Revitalization Agreement for a five-unit multi-dwelling residential 
project. – NWDP Review. 
 

 
 
RECOMMENDATION 
 

THAT the New Westminster Design Panel provide comments to staff in regards to 
the overall design of the proposed application and the questions outlined within 
this report. 
 
THAT the New Westminster Design Panel provide a motion of support or non-
support for the proposed application. 

________________________________________________________________________ 
 
PURPOSE 
 
Official Community Plan Amendment and Heritage Revitalization Agreement (HRA) 
applications are being processed in order to allow development of five townhouses at the 
corner of Ewen Avenue and Wood Street in Queensborough. Two of the five townhouse 
units would be within the existing 1939 Slovak Hall, which is proposed to be retained and 
restored as part of this application. The remaining three townhouses would be within an 
addition to the rear of the Slovak Hall. Through the HRA, the Slovak Hall would also be 
protected with a Heritage Designation Bylaw.  
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The purpose of this report is to provide information to the New Westminster Design 
Panel in regards to the project design submission and to obtain comments in regarding the 
overall project and the urban design items raised in the Design Considerations section of 
this report.   
 
BACKGROUND  
 
Previous Temporary Protection Order 

In the spring of 2017, the property owner initiated conversations with the City regarding 
future development on this property. A demolition permit application for the Slovak Hall 
was received in July, 2017. On September 18, 2017, Council issued a Temporary 
Protection Order to allow for consideration of future long-term protection options for the 
property and time to negotiate an appropriate resolution with the property owner.  Since 
September 18, 2017 staff has been working with the owner to develop a proposal for the 
site that would allow for a portion of the existing Slovak Hall to remain and be included 
in a new development project on the site. The Temporary Protection Order expired in 
November, 2017. The applicant has continued to work with the City on the proposed 
development currently being brought forward for consideration.  

PROPOSAL 
  

Project Overview  

A Heritage Revitalization Agreement (HRA) application has been received which 
proposes the development of a five townhouse unit complex. Two of the five townhouse 
units would be within the existing 1939 Slovak Hall, which is proposed to be retained and 
restored as part of this application. Through the HRA, the Slovak Hall would also be 
protected with a Heritage Designation Bylaw. The remaining three townhouse units 
would be in and addition to the heritage building at the rear and would front onto Wood 
Street.  

Each of the townhouse units would be ground oriented, and contain three bedroom units 
with sizes ranging from of 130.55 m² (1405.27 ft²) to 155.27 m² (1671.36 ft²), meeting 
the family-friendly housing policy.  Each unit would have private useable open space in 
the form of patios. The usable open space accounts for 27% of the entire development 
which exceeds the minimum requirement of 10%. 
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Through the HRA the applicant is also requesting variances to the front, rear and side 
yard setbacks, site coverage, height, off-street parking, visitor parking, and an 
encroachment for the Slovak Hall’s unenclosed porch onto a City road right-of-way. 

The development is proposed to be accessed from an existing lane onto an internal 
driveway at the rear of the property. Each of the five units would have an enclosed garage 
for automobile parking at the ground level. There also would be a designated bike storage 
area for 10 bicycles. 

The design drawings including architectural elevations and site plan are attached to this 
report as Appendix A.  The applicant has also submitted a design rationale which is 
attached as Appendix C.  

Proposed Statistics and Variances  

Below is a table of statistics for the proposal. Elements of the Zoning Bylaw proposed to 
be relaxed are highlighted in grey: 

Table 3: Project Statistics and Variances 

Attributes RT-3 Zoning 
(Maximum) 

Proposed Variances 

Site Area - - - 
Total Floor Space - - - 
Site Coverage 40% 42.5% 2.5% 
Floor Space Ratio 0.8 0.8 - 
Height  10.7 m (35 ft) 11.93 m (39.16 ft) 1.23 m (4.03 ft) 
 Minimum Proposed Variances 
Front Yard Setback 3.04 m (10 ft) 0.751 m (2.46 ft) 2.28 m (7.5 ft) 
Rear Yard Setback 4.57 m (15 ft) 0.91 m (3 ft) 3.66 m (12 ft) 
Side Yard Setback 4.57 m (15 ft) 4.17 m (13.7 ft) 0.4 m (1.31 ft) 
 Required Proposed Variance 
Off-street parking Required:  8 spaces  5 spaces 3 spaces 
Visitor Parking  Required:  1 space 0 spaces 1 space 
Bicycle Parking 
(longterm) 

Required:  7 spaces 10 spaces - 

  

Porch Encroachment 

The Slovak Hall has an existing unenclosed porch that encroaches onto the City road 
right-of-way by 0.66 m (2.15 ft).  The applicant proposes to retain the porch which would 

158



function as one of three entrances to townhouse unit #1.  Maintaining the porch is 
consistent with maintaining the historic integrity of the front façade of the Heritage Hall. 
Staff will continue to review this aspect of the proposal through the development review 
process. 

Tree Management 

The design drawings indicate that a total of 11 existing trees would be removed and one 
tree would be retained.  The applicant has applied to obtain a tree permit from the City’s 
Parks and Recreation Department.  This application is currently under staff review.  

POLICY AND REGULATION  
 
Queensborough Community Plan (QCP) 

Land Use Designation 

The site is designated (RL) Residential – Low Density in the Queensborough 
Community Plan (QCP) which is a schedule to the City of New Westminster Official 
Community Plan (OCP).  The Plan describes the designation as: 

(RL) Residential – Low Density – this area will include low density residential 
uses including single detached houses, houses with secondary suites, 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. 

The current OCP land use designation does not allow for attached townhouses. As such, 
an OCP text amendment to the RL land use designation is required to facilitate the 
proposed attached townhouses.   

Development Permit Area 

The property is designated as part of Natural Hazard Development Permit Area #1 – 
Flood Hazard (provide weblink to the Natural Hazard Development Permit Area #1 
Flood Hazard DPA Guidelines).  All new residential construction must comply with the 
requirements of the DPA and obtain a Development Permit prior to construction.   

Zoning Bylaw 

The existing zoning for the site is RQ-1 (Queensborough Neighbourhood Residential 
Dwelling Districts). Given that the proposal is for townhouse units, the project is being 
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evaluated against the RT-3 zone (Queensborough Townhouse Districts). As indicated 
previously, the proposal would require variances to that zone’s regulations for the front, 
rear, and side yard setbacks, site coverage, height, off-street parking, visitor parking, and 
an encroachment for the Slovak Hall’s unenclosed porch onto a City road right-of-way. 
As the application is not consistent with the site’s existing zoning, a Heritage 
Revitalization Agreement is required to permit the variances being sought through the 
proposal.   

Heritage Revitalization Agreements  

A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City 
and a property owner for the purposes of heritage conservation. In exchange for long-
term legal protection and exterior restoration, certain zoning relaxations, including an 
increase in density, are considered. An HRA does not change the zoning of the property, 
rather it adds a new layer which identifies the elements of the zone that are being varied 
or supplemented. An HRA is not legally precedent setting as each one is unique to a 
specific site. Provisions for the local government to negotiate an HRA are set out in 
Section 610 of the Local Government Act.   

Standards and Guidelines for the Conservation of Historic Places in Canada 

Council adopted the “Standards and Guidelines for the Conservation of Historic Places in 
Canada” (Standards and Guidelines) in 2008 as a basis for assessing heritage projects 
within the city. HRA proposals are carefully evaluated against it by staff to confirm 
compliance.  

Heritage Designation Bylaw 

A heritage property which is the subject of an HRA is also protected by a Heritage 
Designation Bylaw. A Heritage Designation Bylaw is a form of land use regulation that 
places long-term legal protection on the land title of a property and which is the primary 
form of regulation that can prohibit demolition. Any changes to a protected heritage 
property must first receive approval from City Council (or its delegate) through a 
Heritage Alteration Permit. Provisions for a municipality to place a Heritage Designation 
Bylaw on a property is set out in Sections 611-613 of the Local Government Act.  

Family-Friendly Housing Policy  

The proposed development has fewer than ten units and would not be subject to the 
Family-Friendly Housing Bylaw requirements.  However, the applicant is proposing a 
family-friendly housing project with all units having at least three bedrooms.  
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CONTEXT 
 
Site Characteristics and Context 
  
The subject site is located at the corner of Ewen Avenue and Wood Street in 
Queensborough. The site is relatively flat and fronts onto Ewen Avenue which is 
identified as a “Great Street” in the Master Transportation Plan. The properties adjacent 
to and across the street from the subject site consist of single detached dwellings, zoned 
RQ-1. Directly across Wood Street is Sukh Sagar Park, four blocks to the east is Old 
Schoolhouse Park, and three blocks to the west is the Queensborough Community Centre. 
The subject site is also one block south from the Sukh Sagar Sikh Temple. A site location 
map is included in this report as Appendix B.  

The site has a minimum elevation of 0.64 m (2.1 ft) and a maximum elevation of 1.35 m 
(4.43 ft) Geodetic Survey of Canada (G.S.C.) and is located within the Fraser River flood 
plain. The flood construction level (FCL) for the site is 3.53 m (11.53 ft) G.S.C.  No 
storage or habitable floor space is allowed below the FCL. The applicant is proposing to 
meet the FCL for the existing building and new building (with three townhouses).  The 
underside of the habitable floor space system for the existing heritage building would be 
at 3.83 m (12.56 ft) and the new building would be at 3.53 m. 

Table 1: Existing Site Statistics 

 Existing Statistics 
Total Site Area 9,600 ft²  (892 m²) 
Lot Frontage 80 ft (24.4 m) 
Lot Depth 120 ft (36.6 m) 
Total Floor Space  3,028 ft² (281m²) 
Floor Space Ratio 0.315  
Site Coverage 24%  
Lane Access yes  

 
Proximity to Transit Service 

Table 2: Proximity to Transit Service 

Transit Facility Frequency Distance  
SkyTrain Station  2 – 3 minutes 1.6 km (1600 m) 
Frequent Transit Network (Bus) 104 Annacis Isl Via Port 

Royal (every 30 minutes) 
3.8 km (3800 m) 

Bus Stop  0.045 km (45 m) 
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The site is within walking distance of the frequent transit network (bus stop).  The subject 
site is approximately 1.4 km (1,482 m) from the Q2Q Ferry docking location.  The City’s 
ongoing Q2Q Ferry pilot project provides pedestrian connection between the Quayside 
and Queensborough neighbourhoods. 

DESIGN CONSIDERATIONS 
 
The following section outlines some of the key design considerations of this proposal.  
Questions for the NWDP are indicated in bold italics in the sub-section below titled 
“Questions for the Design Panel’s Consideration”. 

 
Heritage Conservation  

Through the HRA, the Slovak Hall would be restored, and rehabilitated as housing. The 
two townhouse units in the Hall would be connected to the three new townhouse units at 
the rear of the building. The Hall is proposed to be lifted to meet the flood plain 
requirements, and new pile concrete foundations would be installed. As such new stairs 
and railings would be required to reach the entranceways. Dormers would be installed on 
the east and west sides of the roof to add second storey floor space to the units in the 
Hall. Additionally, some concealed seismic upgrading would occur.  

Building Materials and Colors 

The proposed development would consist of the following building material and colors: 

Rowhome addition + dormers on heritage building 

• Cementitious Lap Siding - Benjamin Moore Seattle Grey - 2130-70 
• Cementitious Panel and Trim - Benjamin Moore Black Satin - 2130-10 
• Vinyl Windows - Charcoal  
• Railings and entry doors - Clear stained Wood: Cedar/Fir 
• Metal Flashing - Black  

Heritage Building 

• Preserve original location of building on site, representing the historic commercial 
front on Ewen Avenue 

• Replace existing windows with new wood windows and doors - Benjamin Moore 
Edwardian Pewter (Historical Vancouver True Colours Palette) - VC23 
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• Remove existing stucco cladding, install rainscreen system, and new stucco finish 
- Benjamin Moore Comox Sage (Historical Vancouver True Colours Palette) - 
VC16 

• Rehabilitate roof, add 1.5” cross-strapping for ventilated roof assembly - Pewter 
Gray Asphalt Shingle 

• Replace/rehabilitate where possible the wooden trim and posts - Benjamin Moore 
Edwardian Pewter (Historical Vancouver True Colours Palette) - VC23 

• Repair/restore the curved front porch roof and posts - Benjamin Moore Edwardian 
Pewter (Historical Vancouver True Colours Palette) - VC23 

Overall, the proposed changes would not impact the character defining elements of the 
heritage building, and the heritage value of the Hall would be preserved.  

Design of the Townhouse Infill  

The three new townhouse units at the rear of the Hall would be contemporary in design, 
though have a similar height and overall massing as the Hall. The materials would be 
contemporary, such as cementitious siding and vinyl casement windows. Architectural 
elevations, which show the design of the new townhouses, are included in this report as 
Appendix A. The design is consistent with the Standards and Guidelines for the 
Conservation of Historic Places in Canada.  

Staff has identified an issue regarding over-look from the proposed decks on units 3, 4 
and 5 to the neighbouring properties directly to the east at 641 Ewen Avenue and north at 
303 Wood Street, both of which have single detached dwellings.  The applicant has 
provided a visual representation of the privacy impact to the adjacent site at 641 Ewen 
Avenue as this site is considered to be mostly impacted by all three units (see Figure 1 
below).   

Figure 1:  Visual Representation from Decks 
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The applicant has indicated that the neighbour to the east brought up privacy concerns 
with removing the existing trees along the eastern property line.  The owner and the 
neighboring property owner are currently in discussion on a solution that would be 
mutually acceptable.  The removal of the existing trees is necessitated due to site 
preparation (i.e. lot grading).   
 
Off-Street / Bicycle Parking and Access 
 
All parking would be contained on-site, at ground level, and located within the units.  
There are a total of five parking spaces proposed with no visitor parking.  Access to the 
site would be from the rear lane which connects to Wood Street.  The applicant is 
proposing ten long term bicycle parking spaces which are to be located within a fully 
enclosed area located between the parking stalls for unit #1 and unit #2. 
 
Amenity and Usable Open Space 
 
The total usable open space proposed is 27%.  This space consists of roof top patios on 
the three units and ground level amenity areas along Ewen Avenue and Wood Street for 
the Slovak Hall units.   
 
Landscaping  
 
The applicant is proposing a variety of landscaping species throughout the site to provide 
visual interest.  The landscape plan can be viewed in the project drawings (see Appendix 
A).  
 
Streetscape Improvements 

Streetscape improvements would be required along Wood Street and the rear lane in 
accordance with City standards.  Streetscape requirements would be identified through 
the development application review process. 

Ewen Avenue, which is the main east-west corridor that runs the length of 
Queensborough, is identified as one of the City’s “Great Street” in the Master 
Transportation Plan (MTP). The Ewen Avenue street frontage was built in early 2017.  
The proposed project would contribute to the objective of the MTP to enhance this 
corridor by restoring and providing architectural detail to an existing heritage building.   
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Questions for the Design Panel’s Consideration 

In addition to seeking general comments from the NWDP in regards to the overall design 
of the proposed application, staff has identified the following questions for the NWDP to 
provide specific response to: 

1. Staff seeks input from the NWDP in regards to how this proposal addresses the
streetscape along Wood Street and Ewen Avenue in regards to providing a safe
and attractive development and connectivity between the public and private
realm.

2. Staff seeks input from the NWDP in regards to the overall scale and massing of
the building.

3. Staff seeks input from the NWDP in regards to the interface with the adjacent
lane way and existing residential developments to the north and east.

4. Staff seeks input from the NWDP in regards to the selection of building
materials and color scheme for the proposed development.

5. Staff would like to obtain feedback on how the heritage component interacts
with the newer contemporary designed units at the rear.

APPENDICIES ATTACHED TO THIS REPORT 

A Location Map C Design Rationale 
B Design Drawings 

Hardev Gill,  
Planning Technician 
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Appendix A 

Location Map
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City of New Westminster

This map is a user generated static output from an Internet mapping site and
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Appendix B 

Design Drawings
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Appendix C 

Design Rationale
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231 Car ra l l  S t ree t ,  
Vancouver ,  B.C. 
Canada ,  V 6 B   2 J 2 

604.687.1594
bwarc.ca

Par tners:   Sandra M.  Moore,  Arch i tect  AIBC
 James  D .  Bur ton ,  Arch i tect  AIBC

18 July 2018

Hardev Gill, CPT, MCIP, RPP 
Planning Technician Development Services
City of New Westminster
511 Royal Avenue, New Westminster, B.C. V3L 1H9

Hardev:

Re: Slovak Hall Rehabilitation Design Rationale
 647 Ewen Avenue, Queensborough, New Westminster

The design of the proposed development follows principles for rehabilitation set out in Parks Canada’s Standards 
and Guidelines for Historic Places in Canada, the recognized guide to heritage conservation in Canada. Those 
principles recognize that the rehabilitation of historic places is often the most successful way of retaining heritage 
values of historic places once those places are no longer needed for their original purposes.
The proposal is to add to and rehabilitate the Slovak Hall, incorporating it into a five-unit residential development, 
following the removal of non-valued additions at its north end. The design approach is to alter the original Hall 
building so as to make it a viable structure for two of the five residential units. This follows the Standards and 
Guidelines principle that the re-use of a heritage building is often the surest route to securing its future, and 
therefore its heritage value for future generations.

Rehabilitation of the Slovak Hall
The key character-defining elements of the Hall are found in its original portion, at the south end of the property. 
Those elements include:
 •  Its siting at the corner of Ewen Avenue and Wood Street, facing Ewen 
 •  The gabled roof form
 •  The false front and curvilinear front porch
 •  The side gable facing east
 •  The original wood doors and windows
 • Original exterior materials (stucco on prominent facades)
 •  Shed-roofed side entrance, on the facade facing Wood Street
The proposed development incorporates the retention of all these elements, or their reconstruction where original 
elements are beyond repair.

Compatible and Distinguishable Alterations and Additions
Recommended conservation measures in the Standards and Guidelines for rehabilitations to historic places 
reflect the understanding that changes to historic structures are usually required in order for the historic place to 
be a viable contributor to a development. The guidelines call for new work to be compatible but distinguishable 
from the original historic building fabric.
For the Slovak Hall rehabilitation, the new portions of the development include a replacement addition to the rear 
of the original Slovak Hall, and alterations to the Hall structure that facilitate its reuse as two residential units. The 
exterior alterations to the Hall structure include:
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 • New dormers to facilitate bedroom space under the original gable roof
 • New door and window openings at the main floor level to accommodate contemporary living
  requirements
These alterations and additions to the old Hall are proposed to be detailed with the same new materials as are 
proposed for in the new townhouse addition at the rear, distinguishable from the original building elements, but 
given trim and proportioning to make them compatible with the Hall’s original character. 
The new townhouses to the rear of the hall are distinguishable for their contemporary form, but made compatible 
with the old Hall through compatible massing (the new townhousing attached to the old Hall is of approximately 
the same height and overall mass as the old Hall).  
 •  original door and window openings retained where possible with restored materials in the old  
  Hall
 • new door and window openings on the main floor of old Hall with a reflection of traditional   
  detailing and materials.
 • new door and window openings of new materials, traditional proportioning in the new additions  
  and dormers on second floor of old Hall

Siting and landscape
The heritage values of the historic place are conserved through the retention of the siting and raising of the 
Slovak Hall (keeping it viable habitable space). While the Hall will need to be temporarily lifted and shunted 
laterally to make way for a new foundation construction, it will be restored to its original location, but at a higher 
elevation in order to have it comply with current elevation requirements for habitable space in the floodplain.
Not permanently relocating the Hall to another location on the site allows for the conservation of the street 
landscapes, including mature trees in the Ewen Avenue and Wood Street yards, and patio space for each of the 
units housed in the heritage Hall. This stable landscaping approach helps display the project’s conservation of 
heritage value.

Parking access and garage space
The proposed scheme allows for each unit to have its own internally-connected garage space, leading to the 
building visually unencumbered by automobiles.

Attached are the latest version of the schematic plans. We look forward to hearing back from City staff, and are 
eager to move to making a permit submission.

 

Sincerely,

James D. Burton, Architect AIBC
Partner, Birmingham & Wood Architects and Planners 
231 Carrall Street, Vancouver, B.C.
604-789-1594
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