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City of New Westminster

R E P O R T

DEVELOPMENT SERVICES DEPARTMENT 

To:            Advisory Planning Committee Date: March 20, 2018 

From: Michael Watson, 
Planner 

File: HER00584 

Subject: 520 Carnarvon Street: Proposed Heritage Revitalization Agreement and 
Heritage Designation  

RECOMMENDATION

THAT the Advisory Planning Committee receive this report for information.

EXECUTIVE SUMMARY 

This report provides information to the Advisory Planning Committee in regards to a 
Heritage Revitalization Agreement (HRA) application that would permit the owners of a 
home built in 1899 at 520 Carnarvon Street an extension to the rear of the existing home. 
In addition, the applicant proposes to add a secondary suite to the basement and to 
continue to operate a hair studio out of a portion of the ground floor of the building.

The proposal would require variances to parking, density, building height, setbacks and 
minimum driveway width requirements. Many of these variances are to regularize the 
existing non-conforming heritage building. In exchange, the home would be restored as 
outlined in the Heritage Conservation Plan prepared by a heritage professional and would 
receive long term legal protection through a Heritage Designation. 

1.0 PURPOSE 

The purpose of the report is to provide information to the Advisory Planning Commission 
in their consideration of a recommendation to Council on the proposed application.

2.0 PROPOSAL 

A Heritage Revitalization Agreement (HRA) application has been received which would 
allow the owners to complete an addition to the rear of the 1899 home. This addition 
would consist of a current unpermitted addition at the rear of the main floor of 
approximately 95 square metres (315 square feet) plus the addition of about 31.21 square 



metres (336 square feet) on the second level of the home at the rear to accommodate 
expansion of each of the three bedrooms on this level. A deck is also proposed off of the 
master bedroom at the upper level. The existing floor space in the basement would be 
made more usable by lowering the floor level through excavation. This would allow the 
addition of a 64.5 square metre (694 square foot), two bedroom secondary suite in the 
basement. As par to of the work in the basement, the applicant would also be 
reconstructing the existing building foundations. 

The applicant also proposes the continued use of the front of the ground level home for 
commercial use (a hair dresser operated by one of the occupants), as is permitted under 
existing zoning. The commercial use currently occupies 20.1 square metres (217 square 
feet) of the ground floor.

A parking space would be added into a garage space below an existing deck at the rear of 
the property. Landscaping would be reintroduced at the front of the house, improving the 
presentation to the streetscape. The proposed architectural plans are included in the draft 
Heritage Revitalization Agreement Bylaw attached to this report as Appendix A. 

The proposal would be permitted through the HRA in exchange for exterior heritage 
restoration of the 1899 house and for a Heritage Designation which would ensure long 
term legal protection of the heritage building. The restoration would focus on the facade 
and side elevations which are the three elevations visible from the street. The façade 
elevation will be meticulously restored back to its 1899 appearance through the removal 
of the stucco layer, the restoration of its original horizontal wood siding and the 
reinstatement of its original front door. Historically appropriate wood windows and trim 
will be installed on all three elevations. On the side elevations,  fireproof Hardie board 
siding will be introduced, replicating historic wood siding. The entire house will be 
painted in a historic exterior colour scheme. 

The restoration of the home would be required in accordance with the Heritage 
Conservation Plan (HCP) which is included with the draft Heritage Revitalization 
Agreement Bylaw attached to this report as Appendix A. The draft Heritage Designation 
Bylaw is attached to this report at Appendix B. 

3.0 POLICY AND REGULATIONS 
3.1 Downtown Community Plan Land Use Designation 

Mixed Use High Density: The Downtown Community Plan notes the following details 
regarding the Mixed Use High Density Designation:  

mixed-use (commercial and/or residential) throughout Downtown, outside of 
Columbia Historic Mixed-Use; 
retail, office, service or residential uses; 
any combination of the above (can be one use or multiple uses) 



3.2 Zoning Bylaw 

Downtown Mixed Use Districts (High Density) (C-4): The intent of this district is to allow 
mixed use development at a high density, with an opportunity to increase density upon 
amenity requirements being met. This districts also permits single detached dwellings to 
RS-1 standards.

3.3 Heritage Revitalization Agreement 

A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City 
and a property owner for the purposes of heritage conservation. In exchange for long-term 
legal protection and exterior restoration, certain zoning relaxations, including an increase 
in density, are considered. An HRA does not change the zoning of the property, rather it 
adds a new layer which identifies the elements of the zone that are being varied or 
supplemented. 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.

3.4  Heritage Policy for the Use of Heritage Revitalization Agreements 

The City has a “Heritage Policy for the Use of Heritage Revitalization Agreements” that 
has the following objectives: 

Ensure that the HRA policy is integrated with other important City policies. 
Ensure that HRAs are used appropriately, and that they balance both public and 
private benefits. 
Create an application process that is clear. 
Establish a follow-up procedure to ensure that heritage conservation work is 
completed as promised.   

3.5 Heritage Designation Bylaw 

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

3.6 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 & 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.



4.0 BACKGROUND 
4.1 Site Characteristics and Context 

The subject site is located in the Downtown neighbourhood approximately mid-block 
between Sixth and Fourth Streets on the south side of Carnarvon Street. Adjacent to the 
site on the east is the Holy Trinity Cathedral, to the south is the “Quantum” a mixed use 
high rise constructed in 2007, to the west is a small commercial building currently being 
operated as a Thai restaurant. To the north, across Carnarvon Street, are several multiple 
unit residential buildings ranging in size from four to twelve storeys. To the north west of 
the site at the north east corner of Carnarvon and Sixth Streets is 26 storey mixed used 
development which contains commercial and rental residential uses and which has 
recently completed construction. A site context map is attached in Appendix C.

The subject site is not accessible by a lane, and has a slope from the front (Carnarvon 
Street) to back of 2.74 metres (nine feet). 

The existing home is situated closer to the east property line (shared with the Holy Trinity 
Cathedral site) and has a narrow (2.77 metres / 9.1 feet) non-conforming driveway down 
the west side of the property which accesses an under building garage at the rear of the 
property. 

4.2 Proximity to Transit 

The property is within normal walking distance of the SkyTrain (Columbia Street Station) 
and of the Frequent Transit Network (Sixth Street). 

Transit Service: Project Distance 
SkyTrain Station 
(Columbia Station) 

80 metres / 265 ft. 

Frequent Transit Network 
(Sixth Street) 

65 metres / 215 ft. 

4.3 Project Statistics and Proposed Relaxations 

The existing Downtown Mixed Use Districts (High Density) (C-4) is primarily intended to 
allow high density mixed used development and the regulations in this district are 
structure in anticipation of that form of development. This zone does however also permit 
single detached dwellings in accordance with Single Detached Residential Districts (RS-
1). standards.

The existing home is non-conforming to the both the standards in the C-4 and RS-1 
zoning districts and as such the HRA would in addition to the changes proposed by the 
applicant, regularize these existing non-conformities. The HRA would create a new 
“zoning layer” which would specify the aspects of the C-4 zone that would be relaxed or 
varied.



The table below provides a summary of the proposed development statistics; the shaded 
cells in are the proposed relaxations which would be included within the HRA. 

Existing C-4 Zoning  
(RS-1 Standards) 

Proposed 

Site Dimensions: 11.06m /36.3 wide 
25.09m/ 82.3 deep

- As existing 

Site Area: 278 sq. m / 
  2988 sq. ft.

557.42 sq. m / 
6,000 sq. ft. 

As existing 

Floor Space Ratio: 0.94
(260 sq. m. 

2,805.48sq. ft.)*

0.50
(139 sq. m. / 
1,496 sq. ft.)

1.19
(331 sq. m. / 

3,560.41 sq. ft.) 
Site Coverage: 38.5 percent 35 percent 58 percent 
Height 8.98 m. / 29.45 ft. 7.62 m. / 25 ft. 8.98 m. / 29.86 ft. 
Front Setback 4.29 m. /14.70 ft. 5.02 m. /16.46 ft. 4.29 m. /14.50 ft. 
Rear Setback No setback 5.02 m. /16.46 ft. No setback 
Side Setback (East) 0.46 m. / 1.5 ft. 1.22 m. / 4 ft. 0.46 m. / 1.5 ft. 
Side Setback (West) No setback 1.22 m. / 4 ft. No setback 
Driveway Width 2.74 m. / 9 ft. 3.35 m. / 11 ft. 2.74 m. / 9 ft. 
Off-street Parking: 1 space 2 spaces 1 space 

In addition to these variances the HRA would continue to allow the property to be used for 
any of the permitted uses within the RS-2 district and any of the uses in the C-4 district.

5.0 DISCUSSION 
5.1 Heritage Value 

The house at 520 Carnarvon Street was originally constructed in 1893 by long-term 
residents William and Sarah Jane Davidson. The original home was destroyed in 1898 by 
the Great Fire and was rebuilt by its owners in its current form in 1899. The character 
defining elements identified in the Statement of Significance (SOS) include: 

continuous residential use since 1893 and dual commercial and residential use 
since 1978; 
residential placement in the centre of the lot, set back from the commercial and 
institutional buildings on either side, leaving a visible front yard; 
residential form, scale and mass as expressed by its two and a half storey height 
with front gabled roof and full-width front verandah; 
Victorian-era design features including steeply pitched front gable roof on main 
house and on single storey extension at the rear, pointed bargeboards, tall window 
and door openings, front porch spindle work frieze, brackets, turned columns and 
railing.



The complete SOS is included in the Heritage Conservation Plan attached which is 
included in the draft Heritage Revitalization Bylaw attached as Appendix A. 

5.2 Parking 

The existing location of the heritage home and lack of alternative site access limits the 
opportunities for provision of off-street parking. However a narrow (2.74 metres / 9 foot) 
driveway does exist along the west side of the existing home which leads to an enclosed 
garage below a deck at the rear of the property, which provides one parking stall.  

The application includes the retention of this parking stall and therefor the provision of 
one parking stall for the proposed development. Two additional compact sized parking 
spaces could be accommodated on-site along the driveway but would be in tandem to the 
proposed parking space in the garage and therefore would not be bylaw compliant. 
Parking would not be permitted within the front setback and the applicant has proposed 
landscape improvements within this area.

One off-site parking space exists on the street in front of the site. The subject site is well 
served by transit in that it is located within 80 metres of the Columbia Street SkyTrain 
Station and 65 metres from the bus stop on Sixth Street which meets frequent transit 
network service levels.  

5.3  Density  

The existing building is currently already non-conforming in regards to the maximum 
permitted density for the subject site with an FSR of 0.94. The site is occupied by a 
modest sized building of 490.22 square metres (1608.32 square feet) of above ground 
floor area and 90.32 square metres (972.16 square feet) of basement space, much of which 
is of limited usability due to low floor to ceiling heights (about 1.83 metres / 6 feet in 
height) and dirt flooring. The site size is small at 277.69 square metres (2,989 square feet) 
and when combined with a modest sized home it generates a floor space ratio above what 
is normally anticipated on more standard sized single detached lots. 

The existing Downtown Mixed Use Districts (High Density) (C-4) zoning district  is 
generally intended to allow high density mixed use developments, but also contains a 
clause allowing properties to be used to Single Detached Dwelling Districts (RS-1) 
standards. The proposed floor space ratio (1.19 FSR) for this project is higher than 
permitted under existing RS-1 district standards (0.50) and less than the permitted density 
for multiple dwelling uses in the C-4 district (1.20 FSR). The density comparison are 
summarized in the table below.

Density
Existing Building 0.94 FSR 
Proposed Building 1.19 FSR 
RS-1 Single Detached Dwelling Standards 0.5 FSR 



C-4 Multiple Dwelling Unit Standards 1.20 FSR 

The application includes a proposed increase in floor space of 69.42 square metres 
(747.25 square feet), and FSR increase of 0.25 FSR, from the current size of the building. 
This proposed increase, would remain lower than the anticipated density for multiple unit 
dwellings on this lot under the existing C-4 zoning standards.   

5.4 Relationship to Surrounding Development Potential 

Given the historic development pattern of the block,  there is limited development 
potential of the subject site beyond what has currently been proposed, especially when 
balanced against the benefits of restoring and preserving a pre-1900 home with heritage 
value.

The adjacent site to the west of the subject property has limited development potential in 
that it could potentially develop as a small, one or two storey, commercial or mixed use 
building. Should the subject site be consolidated with this adjacent site, the likely 
development potential would still be a small, one or two storey, commercial or mixed use 
building. As such, the retention of the home on the subject property does not likely 
significantly reduce the development potential of adjacent properties. 

An HRA application  consisting of a 30 storey tower and a combination of market and 
non-market residential units has been proposed on the adjacent Holy Trinity Cathedral site 
to the east (514 Carnarvon Street). 

5.4  Privacy 

The proposed addition is at the rear of the property would be below the level of the 
podium of the adjacent mixed use building (the Quantum at 39 Sixth Street). As such no 
privacy impacts on adjacent residential uses is anticipated.

The proposed HRA application which includes a 30 storey tower to the east (514 
Carnarvon Street) currently includes residential levels which are located above the 
proposed additions on the subject site. It has also oriented windows to the front and back 
of the site rather than to the side facing the subject site. The adjacent proposal also 
includes plantings within the ~5.5 metre (18 feet) setback between the property lines to 
provide screening between the two sites. 

5.5 Setbacks, Height and Site Coverage 

Several variances are proposed related to building setbacks, height and site coverage. 
These variances are related to the siting of the existing heritage building and would allow 
the non-conformities to be regularized. As such, these variance do not represent changes 
from the existing conditions.



The proposed second level addition does not extend beyond the existing foot print of the 
building and therefore does not necessitate any relaxations to setback requirements. 
Further, the addition matches the roofline and height of the existing building. 

5.6 Commercial Use 

The single detached dwelling has contained a commercial use on the main floor of the 
house since 1978 when it was first updated to include a photo studio. The current owner 
has operated at hair studio in the space since 2009. The existing C-4 zoning permits a 
variety of commercial uses. The HRA would continue to permit all of the commercial uses 
within the C-4 zone in all or a portion of the existing building and also offer the continued 
flexibility of allowing a single detached dwelling and secondary suite. This would allow 
the building to be used as all commercial, all residential or a combination of the two as is 
currently proposed by the applicant.  

5.7 Unpermitted Additions 

This application initially came to the City as a result of the removal and reconstruction of 
a portion of the rear of the home. The portion which was removed was lawfully non-
conforming to several regulations within the Zoning Bylaw including density. Once 
removed, the addition was no longer non-conforming, and as such reconstruction required 
either a rezoning or an Heritage Revitalization Agreement to authorize. This application 
would authorize this addition, which is on the main floor and  29.1 square metres (313. 45 
square feet) in area, as well the addition on the upper floor to accommodate larger 
bedrooms.  

5.8  Trees & Landscaping 

No trees existing trees have been identified on the subject site nor within four metres of a 
property line. The applicant has proposed updates to existing landscaping including 
plantings and new pathway to access the principal units, the commercial unit and the 
secondary suite.  

6.0 CONSULTATION 

The applicant held an open house at  Holy Trinity Cathedral on Monday March 1, 2017 
from 5:30 pm to 8:30pm. The attendance list provided by the applicant indicates that eight 
people attended the open house. The applicant was also present at the Downtown 
Residents’ Indoor Spring Flea Market on Saturday April 22, 2017 from 10am to 4pm at 
the Holy Trinity Cathedral. The attendance list provided by the applicant was signed by 15 
people. The applicant has also provided feedback sheets which were completed by nine 
people either at the open house or the Downtown Residents’ Association event. All the 
feedback received indicates support for the proposal.  

The application was presented to and supported by the Downtown Residents’ Association 
on April 22, 2017 and March 9, 2018. 



The application was presented to and supported by the Community Heritage Commission 
on March 1, 2017 and on February 9, 2018.  

7.0 PROCESS 
7.1  Application Review Process 
The application has completed the following steps in the application review process: 

1. Preliminary Report to Land Use and Planning Committee (December 5, 2016); 
2. Preliminary Report to Council for Information (January 9, 2017); 
3. Community Heritage Commission Review (March 1, 2017 and February 9, 2018); 
4. Applicant-led Public Open House (March 27, 2017); 
5. Applicant Presentation to Downtown Residents’ Association (April 22, 2017 and 

March 7, 2018); 

The following steps in the application review process need to be completed:  

6. Advisory Planning Commission for Formal Review (March 20, 2018); 
7. Council Consideration of First and Second Readings of Heritage Bylaws (April 9, 

2018);
8. Public Hearing and Council Consideration of Third Reading of Heritage 

Revitalization and Designation Bylaws (April 30, 2018); 
9. Completion of Adoption Requirements; 
10. Council Consideration of Adoption of Heritage Revitalization and Designation 

Bylaws. 

Report Author 

Michael Watson, 
Planner 



Appendix A: 



CORPORATION OF THE CITY OF NEWWESTMINSTER

HERITAGE REVITALIZATION AGREEMENT (520 CARNARVON STREET)

BYLAW NO. 8004, 2018

A Bylaw to enter into a Heritage Revitalization Agreement under Section 610
of the Local Government Act

______________________________________________________________________________

WHEREAS the City of New Westminster and the owner of the property located at 520
Carnarvon Street, New Westminster, British Columbia wish to enter into a Heritage
Revitalization Agreement in respect of that property;

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

1 Citation

1. This Bylaw may be cited as “Heritage Revitalization Agreement (520 Carnarvon Street)
Bylaw No. 8004, 2018”.

2 Heritage Revitalization Agreement

2. The City of New Westminster enters into a Heritage Revitalization Agreement with the
registered owner of that property located at 520 Carnarvon Street, New Westminster,
British Columbia, legally described as PID: 012 964 328, Parcel “A” (J11410E) Lot 7 Block
“B” Victoria Gardens Plan 2620.

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

READ A FIRST TIME this ___ day of ______________, 2018.

READ A SECOND TIME this ___ day of _____________, 2018.

PUBLIC HEARING held this ___ day of _____________, 2018.

READ A THIRD TIME this ___ day of ________________, 2018.

ADOPTED this ___ day of ______________, 2018.

Mayor City Clerk
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SCHEDULE “A”

HERITAGE REVITALIZATION AGREEMENT (520 CARNARVON STREET)

THIS AGREEMENT dated for reference the 1st day of March, 2018 is

BETWEEN:

RAYMOND JOSEPH MURPHY, 520 Carnarvon Street, New Westminster,
British Columbia, V3L 1C4

(the “Owner”)

AND:

CORPORATION OF THE CITY OF NEW WESTMINSTER, City Hall, 511 Royal
Avenue, New Westminster, British Columbia, V3L 1H9

(the “City”)

WHEREAS:

A. The Owner is the registered owner in fee simple of the lands and all improvements
located at 520 Carnarvon Street, New Westminster, British Columbia, legally described
as PID: 012 964 328, Parcel “A” (J11410E) Lot 7 Block “B” Victoria Gardens Plan 2620
(the “Lands”);

B. There is one principal building currently situated on the Lands, known as the William &
Sarah Jane Davison House (the “Heritage House”), which building is listed in the City’s
Heritage Register;

C. The Owner wishes to make certain alterations and additions to the Heritage House,
including completion of an extension to the rear of the building and the construction of
an additional suite in the basement (together, the “Alterations”);

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

E. Section 610 of the Local Government Act, RSBC 2015, Chapter 1 authorizes a local
government to enter into a Heritage Revitalization Agreement with the owner of
heritage property, and to allow variations of, and supplements to, the provisions of a
bylaw or a permit issued under Part 14 or Part 15 of the Local Government Act;

F. The Owner and the City have agreed to enter into this Heritage Revitalization
Agreement setting out the terms and conditions by which the heritage value of the



3

Heritage House is to be preserved and protected, in return for specified supplements
and variances to City bylaws;

THIS AGREEMENT is evidence that in consideration of the sum of ten dollars ($10.00) now paid
by each party to the other and for other good and valuable consideration (the receipt of which
each party hereby acknowledges) the Owner and the City each covenant with the other
pursuant to Section 610 of the Local Government Act as follows:

3 Conservation Work

1. Upon execution of this Agreement, the Owner shall promptly commence the
preservation, rehabilitation, and restoration of the Heritage House (the “Work”) in
accordance with the Heritage Conservation Plan prepared by Elana Zysblat, Ance
Heritage Consulting, and dated June 2016, a copy of which is attached as Appendix 1
(the “Conservation Plan”).

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

3. The Work shall be done at the Owner’s sole expense in accordance with generally
accepted engineering, architectural, and heritage conservation practices. If any conflict
or ambiguity arises in the interpretation of Appendix 1, the parties agree that the
conflict or ambiguity shall be resolved in accordance with the Standards and Guidelines
for the Conservation of Historic Places in Canada, published by Parks Canada in 2003.

4. The Owner shall, at the Owner’s sole expense, engage a member of the Architectural
Institute of British Columbia, the Association of Professional Engineers and Geoscientists
of British Columbia, or the Canadian Association of Heritage Professionals with
specialization in Building or Planning (the “Registered Professional”) to oversee the
Work and to perform the duties set out in section 5 of this Agreement.

5. The Registered Professional shall:

(a) prior to commencement of the Work, provide to the City an executed and sealed
Confirmation of Commitment in the form attached as Appendix 2 and, if the
Registered Professional is a member of the Canadian Association of Heritage
Professionals, the Registered Professional shall provide evidence of their
membership and specialization when submitting such executed and sealed
Confirmation of Commitment;

(b) erect on the Lands and keep erected throughout the course of the Work, a sign
of sufficient size and visibility to effectively notify contractors and tradespersons
entering onto the Lands that the Work involves protected heritage property and
is being carried out for heritage conservation purposes;
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(c) obtain written approval from the City’s Director of Development Services for any
changes to the Work, and obtain any amended permits that may be required for
such changes to the Work, including a building permit and heritage alteration
permit as required by the City;

(d) upon substantial completion of the Work, provide to the City an executed and
sealed Certification of Compliance in the form attached as Appendix 3; and

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

4 Timing and Phasing of Restoration

6. The Owner shall commence and complete all actions required for the completion of the
Work, as set out in the Conservation Plan in Appendix 1, within three years following the
date of adoption of the Bylaw authorizing this Agreement.

5 Ongoing Maintenance

7. Following completion of the Work, the Owner shall maintain the Heritage House in good
repair in accordance with the maintenance requirements set out in the Conservation
Plan in Appendix 1 and the maintenance standards set out in New Westminster Heritage
Properties Minimum Maintenance Standards Bylaw No. 6498, 1998, as amended or
replaced from time to time, and, in the event that Bylaw No. 6498 is repealed and not
replaced, the Owner shall continue to maintain the Heritage House to the standards
that applied under Bylaw No. 6498 immediately prior to its repeal.

6 Construction of Alterations

8. The Owner shall construct the Alterations in strict accordance with the Heritage
Conservation Agreement and the design plans and specifications prepared by Precise
Arch Design, received by the planning department on January 29, 2018 and attached
hereto as Appendix 4 (the “Design Plans”), full size copies of which plans and
specifications are on file at the New Westminster City Hall. The Owner agrees that the
City may, notwithstanding that such a permit may be issuable under the City’s zoning
and building regulations and the BC Building Code, withhold a building permit applied
for in respect of the Alterations to the Heritage House if the work that the Owner wishes
to undertake is not in accordance with the Conservation Plan and the Design Plans.

9. The Owner shall not construct the Alterations until the Owner has completed the Work
in respect of the Heritage House to the satisfaction of the City’s Director of
Development Services, and the City may, notwithstanding that such a permit may be
issuable under the City’s zoning and building regulations and the BC Building Code,
withhold a building permit applied for in respect of the Alterations to the Heritage
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House if the Owner has not completed the Work to the satisfaction of the City’s Director
of Development Services.

7 Damage to or Destruction of Heritage House

10. If the Heritage House is damaged, the Owner shall obtain a heritage alteration permit
and any other necessary permits and licenses and, in a timely manner, shall restore and
repair the Heritage House to the same condition and appearance that existed before the
damage occurred.

11. If, in the opinion of the City, the Heritage House is completely destroyed, the Owner
shall construct a replica, using contemporary materials if necessary, of the Heritage
House that complies in all respects with the Conservation Plan in Appendix 1 and with
City of New Westminster Zoning Bylaw No. 6680, 2001, as varied by this Agreement,
after having obtained a heritage alteration permit and any other necessary permits and
licenses.

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

8 Heritage Designation

13. The Owner irrevocably agrees to the designation of the Heritage House as protected
heritage property, in accordance with Section 611 of the Local Government Act, and
releases the City from any obligation to compensate the Owner in any form for any
reduction in the market value of the Lands or the Heritage House that may result from
the designation.

9 Variances to City’s Zoning Bylaw

14. City of New Westminster Zoning Bylaw No. 6680, 2001, is varied and supplemented in
its application to the Lands in the manner and to the extent set out in Appendix 5.

10 Interpretation

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

11 Conformity with City Bylaws

16. The Owner acknowledges and agrees that, except as expressly varied by this Agreement,
any development or use of the Lands, including any preservation, rehabilitation,
restoration, and repairs done with respect to the Heritage House, must comply with all
applicable bylaws of the City.
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12 No Application to Building Interiors

17. Unless otherwise stated in this Agreement or in the Conservation Plan, the terms and
conditions of this Agreement respecting restoration and conservation of the Heritage
House apply only to the structure and exterior of the building, including without
limitation the foundation, walls, roof, and all exterior doors, windows and architectural
ornamentation, other than in connection with the Alterations.

13 Future Alterations

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

14 Statutory Authority Retained

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

15 Indemnity

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

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

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

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

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

16 No Waiver

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

17 Inspection

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

18 Enforcement of Agreement

24. The Owner acknowledges that it is an offence under Section 621(1)(c) of the Local
Government Act to alter the Lands or the Heritage House in contravention of this
Agreement, punishable by a fine of up to $50,000.00 or imprisonment for a term of up
to 2 years, or both.

25. The Owner acknowledges that it is an offence under Section 621(1)(b) of the Local
Government Act to fail to comply with the requirements and conditions of any heritage
alteration permit issued to the Owner pursuant to this Agreement and Section 617 of
the Local Government Act, punishable in the manner described in the preceding section.

26. The Owner acknowledges that, if the Owner alters the Lands or the Heritage House in
contravention of this Agreement, the City may apply to the British Columbia Supreme
Court for:

(a) an order that the Owner restore the Lands or the Heritage House, or both, to
their condition before the contravention;

(b) an order that the Owner undertake compensatory conservation work on the
Lands or the Heritage House, or both;
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(c) an order requiring the Owner to take other measures specified by the Court to
ameliorate the effects of the contravention; and

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

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

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

29. The City may notify the Owner in writing of any alleged breach of this Agreement and
the Owner shall have the time specified in the notice to remedy the breach. In the event
that the Owner fails to remedy the breach within the time specified, the City may
enforce this Agreement by:

(a) seeking an order for specific performance of the Agreement;

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

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

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

19 Headings

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

Appendices

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

20 Number and Gender

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

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

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

Signed, Sealed and Delivered in the
presence of:

Name

Address

Occupation

)
)
)
)
)
)
)
)
)
)
)

RAYMOND JOSEPH MURRAY

CORPORATION OF THE CITY OF NEWWESTMINSTER
by its authorized signatories:

Mayor:

City Clerk:
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APPENDIX 1

CONSERVATION PLAN



Heritage Conservation Plan 

520 Carnarvon Street ~ William & Sarah Jane Davison House ~ 1899 

New Westminster, BC 

Elana Zysblat, Ance Heritage Consulting ~ June 2016, revised January 2018

520 Carnarvon in 1973. source: New Westminster Archives - 520 Carnarvon 002
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Statement of Significance 

Description of the Historic Place 

The Davison House is a 2½ storey (plus basement), wood-frame, single-family home with a front-
gabled roof and full-width front porch. The building is located on the south side of Carnarvon Street 
about mid-block between 4th and 6th streets in the Downtown neighbourhood of New Westminster. 

Heritage Value of the Historic Place 

The William & Sarah Jane Davison House, first built in 1893, is significant for its historical connection to 
the 1887-1893 building boom in New Westminster, sparked in response to the announcement of the 
arrival of the Canadian Pacific Railway to this area. The extensive development of this period involved 
not only the improvement of crucial municipal infrastructure (public transportation, sewer lines, roads, 
sidewalks etc.) but also the selling off of several public parks and squares for residential development. 
The Davison House at 520 Carnarvon was built on lands of the former Victoria Garden, a large public 
park which surrounded the Anglican Church Cathedral from 1860 until 1887, but was subdivided and 
sold into building lots in the late 1880s to help finance the CPR line for the city.  
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The house is significant for its association with its builders and long-term residents William & Sarah 
Jane Davison - pioneers of New Westminster who ran a local harness and saddle making business for 
over 30 years from 1884-1921. William Davison (1855-1932) and his wife Sarah Jane (nee Parr 
1865-1938) first built the subject house in 1893, making this their family home for 41 years until 1934.  

The Davison House is further valued as an example of a building destroyed by New Westminster’s 
Great Fire of September 1898 and rebuilt by its owners in 1899, just a few months later. The quick 
rebuilding of New Westminster’s destroyed public buildings, businesses and residences after the 1898 
fire is recounted as a mark of the patriotic and dedicated spirit of the citizens of the Royal City, which 
was mostly functioning again in temporary quarters within one week of the disastrous event. 

The Davison House, set slightly back from the line of commercial and institutional buildings on either 
side, is valued as a rare illustration of a single-family house in downtown New Westminster, where 
pockets of 19th century working-class dwellings have been replaced with apartment buildings or 
commercial businesses. The building’s adaptation in use from single-family dwelling to a 3-unit 
rooming house in 1972 and then to its current commercial-residential use since 1978, reflects the 
evolution of northern downtown New Westminster streets such as Royal, Agnes, Carnarvon etc. from 
primarily single-family residential to high-rise residential and commercial. 

Aesthetically, the building is an illustration of an 1890s, working-class vernacular house. Its simple, 2½ 
gabled form is accentuated by ornamental Victorian-era architectural elements on the front porch: a 
spindlework frieze, brackets, and turned columns and railing. 

Character Defining Elements 

• Siting on Carnarvon Street in the Downtown neighbourhood of New Westminster. 

• Continuous residential use since 1893, and dual commercial and residential use since 1978.  

• Residential placement in the centre of its lot, set back from the commercial and institutional 
buildings on either side, leaving a visible front yard. 

• Residential form, scale and massing as expressed by its two and one-half storey height with front-
gabled roof and full-width front verandah. 

• Two 1.5 storey extensions at rear 

• Wood-frame construction clad in horizontal wood siding (visible in certain areas on the rear 
extension. The condition of the siding under the current stucco is unknown).  

• Victorian-era design features including: steeply pitched front gable roof on main house and on 
single storey extension at rear, pointed bargeboards, tall window and door openings, front porch 
spindlework frieze, brackets, turned columns and railing. 

• Internal brick chimney at the front of the gable peak. 
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Historic Brief 

In 1859, the Royal Engineers surveyed the area to become New Westminster, superimposing a grid 
pattern parallel to the Fraser River on the natural topography, with streets running up the hill and 
avenues across it. The head engineer, Colonel Richard Moody, envisioned a formally planned ‘Garden 
City’ with prominent public parks and elegant, wide avenues. 

The subject property is located in the former 
Victoria Gardens, a large public park surrounding 
the Anglican Church Cathedral, one of several 
lands set aside as public parks and squares in the 
1861 Royal Engineers’ plan for New Westminster.  

When in 1884, it became known that the Canadian 
Pacific Railway would locate its western terminus 
on Burrard Inlet, New Westminster sought a 
branch line and needed to raise the funds 
($70,000) for a construction bonus.  
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Thus in 1885, city council requested title from the provincial government to some of these land 
reserves so they could be subdivided into lots and put up for auction, including Victoria Gardens.  
The auction was held in 1886, and was a huge success, raising the funds needed for the branch 
railway. The subject property at 520 Carnarvon retains evidence of this history in its legal description 
PARCEL A, GROUP 1, LOT 7, VICTORIA GARDENS. The below photograph shows the first Holy Trinity 
Church building built in 1860  (burned down in 1865) as it stood in the area designated to be Victoria 
Gardens. Although the park lands surrounding the church were sold in 1886, the present day Holy 
Trinity occupies the same location of the 1860 building in the photograph. 

The builder of the subject house at 520 Carnarvon, William Davison (1855-1932) was already a resident 
of New Westminster when the CPR announced the plans for its western terminus. In 1884, Davison 
was a saddler with Douglas & Deighton (harness and saddle manufacturers) on Columbia Street. In 
1887 William Davison married Sarah Jane Parr (1865-1938). They first resided on St. John’s Street (now 
Seventh Street west of Queen’s Avenue), then moved to Royal Avenue from 1890-1892 and finally built 
the subject house at 520 Carnarvon Street in 1893 . The subject house was originally known as 507 1

Carnarvon. Civic addresses shifted and changed during the intensive building booms of 1887-1893 
and the rebuilding of the city after the great fire of 1898. It wasn’t until 1909 when the the current 
address, 520 Carnarvon, became the house number permanently associated with the property. 

Although located in the heart of downtown New Westminster, at the time of its construction in 1893, 
the subject house was one of at least five other residences which lined the south side of this block of 
Carnarvon Street, adjacent to the Holy Trinity Church. We have no photographs of the house before 

 Water connection application dating September 18931
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the great fire of 1898 but the 1897 Goad’s Atlas for the City of New Westminster gives us a snapshot 
of the outlines of all the buildings standing in New Westminster before the disastrous fire. 

A comparison of the 500 block of Carnarvon on Goad’s Atlas for New Westminster before and after 
the 1898 fire (above) confirms that the subject house (outlined in red) was rebuilt in a practically 
identical form in 1899 , including the rear extension, just months after the fire of September 1898. 2

 Building permit dating 18992
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Not all of New Westminster was destroyed in the Great Fire of 1898 but the first version of the subject 
house (1893) definitely was. Not only was it located within the well-documented fire zone area but 
archival photos of the ruins of the Holy Trinity Church after the fire (below) clearly show the three 
adjacent residential lots to the west burned to the ground. A closer look at the photograph reveals the 
rubble left from the houses, as well as a tent, possibly belonging to the Davison family. Also visible is a 
new house structure already being framed. The location of the three destructed homes is outlined in 
red and blown up below. 
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A subsequent archival photograph, dated 1899, shows the results of the incredible rebuilding efforts 
rights after the Great Fire. On the far left is the Holy Trinity Church under reconstruction, and on the far 
right is Sixth Street. Two of the 500 block Carnarvon street houses have already been rebuilt - 505 
Carnarvon and the subject house, then known as 507 Carnarvon, marked with a red arrow. 

Davison had become a partner in the saddle and harness making business in 1891 which was renamed 
Douglas & Davison and located at 625 Columbia Street. By 1895 he went out on his own opening a 
harness & saddlery shop on Front Street which would stay in businesses under his and Sarah Jane’s 
names until his retirement in 1922. Sarah Jane and William Davison had two daughters, May and 
Marguerite . A third daughter, Helena, had died of Diphtheria in 1894 at age 5 . The Davison family 3 4

lived in the subject house for 41 years, from 1893 until 1934, rebuilding it after the great fire of 1898. 
William Davison died in 1932 at age 78. Sarah Jane stayed in the house for two years after his death 
and then moved to the US where she was born. 

Over the next 45 years the subject house functioned as a single-family home to various working-class 
families, the longest-term of which were John and Ewa Babec (1948-1960). John Babec was a 
millworker at Canadian Western Lumber (Fraser Mills) in nearby Coquitlam. In 1971 the house was 
divided into three rentals suites. A 1978 fire inside the house caused the evacuation of the tenants. 
That same year the street-level until was converted to commercial use by photographer Don Elliot who 
worked and lived in the subject house for over two decades. Since 2009, Shelly’s Hair Studio has 
operated in the commercial space and the rest of the building has been a home to the local hair 
stylist’s family. 

 The 1901 census lists them as aged 13 (May) and 10 (Marguerite)3

 Daily Columbian newspaper, July 3 1894 page 44
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Conservation Objectives 

Restoration and Rehabilitation are the overall conservation objectives for the building. 

The William & Sarah Jane Davison House will continue on its original site at 520 Carnarvon, in its 
current location and mixed commercial and residential use. The entire foundation will be reconstructed 
from the interior to meet building codes. To improve both the commercial and living functions in the 
building on this very restricted site, the rear (south) portion of the basement level will be converted 
into usable living space and a single garage will be introduced at the southwest corner under the 
existing main level deck. The rear portion of the house will be discreetly extended to include a master 
bedroom and extra bathrooms for the main house. These proposed alterations are mostly internal and 
not visible from the street. They do not impact the exterior design of the historic place, nor negatively 
effect its Character-Defining Elements and Heritage Values.  

The Restoration strategies will focus on the facade and side elevations - the three elevations visible 
from the street. The facade elevation will be meticulously restored back to its 1899 appearance 
through the removal of the stucco layer, the restoration of its original horizontal wood siding and the 
reinstatement of its original front door. Historically appropriate wood windows and trim will be 
installed on all three elevations. On the side elevations - fireproof Hardie board siding will be 
introduced, replicating historic wood siding. The entire house will be painted in a historic exterior 
colour scheme. See below a current photo of the house (left) and the proposed restored house (right - 
architectural Drawings by Precise Arch Design) Rehabilitation is the conservation objective for the 
basement level and rear (south) section of the main floor where functional living space will be created 
and added - improving the contemporary use and the sustainability of this historic place. 
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Building Description 

The William & Sarah Jane Davison House is a two-and-one-half storey (plus basement), wood-framed 
house in the Downtown neighbourhood of New Westminster. First built in 1893, and reconstructed in 
1899 after New Westminster’s Great Fire of 1898 this front-gabled house is one of the last surviving 
single-family dwellings in Downtown New Westminster.  As the city grew over the decades, 
Downtown’s numerous houses were replaced with apartment and commercial buildings. 520 
Carnarvon Street is an example of vernacular, working-class house with Victorian-era decorative 
elements at the front porch. Although on the interior the building was adapted from single-family use 
to multiple rental units in 1971 and then to mixed commercial use since 1978, its exterior single-family 
dwelling form and 19th century design survive. In 1978 the building’s original wood cladding was 
covered in stucco and all the original wood window and door trim was removed. In recent decades its 
wood windows and exterior doors were replaced with aluminum and vinyl assemblies. New Victorian-
inspired wood trim was installed around the facade openings in recent years. Fortunately, archival 
photographs of the building from 1899 and 1973 clearly illustrate the building’s original windows, 
doors, cladding and trim style before their removal. 

In comparing the building’s components historically and today, its general configuration of main house 
and two extensions at the rear, is still identifiable. The side porch on the west of the middle portion 
(the 1.5 storey kitchen extension, outlined in green) has been enclosed, and a deck in the southwest 
corner of the building has been added, but the building essentially retains its original footprint: 

Condition Assessment 

Overall the building is in good condition. 

a. Structure 

Although the exterior building lines are true to the eye, there is evidence of structural disruption and 
unprofessional interventions in the foundations which may be putting the structure at risk. Certain 
structural beams in the basement ceiling appear to have moisture damage. Further assessment by 
structural engineers is required. 

b. Foundations and Masonry 

Condition could not be precisely evaluated because of lack of accessibility. The foundation consists of 
wood posts and beams as well as a variety of sections of concrete foundation, footings and floor slabs, 
poured in various occasions and using different concrete mixes. Some areas of the foundation appear 
to have no concrete supports. Portions of a thin concrete/aggregate floor, which covers select areas of 
the basement, have been intentionally broken. Much of the basement floor is soil. Some portions of 
concrete walls and footings are buried in soil and show signs of moisture ingress. Tree roots and small 
boulders are visible in the basement floor around some sections of the foundation. No damp proofing 
measures were identified. Not all concrete elements can be properly viewed or assessed. The entire 
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foundation requires structural and condition assessment. The brick chimney is in good condition and 
may require repointing, local repairs and flashing. 
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Two current photographs of the basement ceiling structure showing evidence of moisture damage and inconsistent, 
unprofessional structural interventions.

Two current photographs of concrete foundation elements in the basement with a variety of thicknesses, mixes, exposure 
to soil, tree roots and breakage.
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c. General Wood Elements 

Rot was identified in the front porch floor, foundation and column bases. The various parts of the front 
porch structure appear to be separating and are no longer properly fastened to each other  - columns 
from floor, foundation from floor, railings from columns, stairs from foundation and floor.  

Moisture damage can be seen in the front porch foundation area where the stucco has broken away. 
The facia boards on the front are in good condition. The front porch decorative elements - 
spindlework frieze, brackets, turned columns and railing spindles are in good condition but require 
refastening to a reinforced or rebuilt porch structure and repainting. The rear fascia boards are in fair 
condition, in need of repair or replacement in-kind. 

d. Roofing and waterworks 

The existing asphalt shingle roof was installed within the last 10 years and is in good condition. The 
rainworks system has been partially replaced but is failing in portions. 

e. Windows and Doors 

The current mix of recently installed and early window assemblies (aluminum, vinyl and wood) are 
functional and in good condition. 

f. Cladding 

The stucco cladding (which was applied to the building in 1978) is in good condition and has been 
recently painted. The original horizontal wood siding which has been exposed on the rear extension is 
in good condition, in need of repainting. 
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Recommended Conservation Procedures 

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

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

Restoration: The action or process of accurately revealing, recovering or representing the state of a 
historic place or of an individual component, as it appeared at a particular period in its history, while 
protecting its heritage value. 

Rehabilitation: The action or process of making possible a continuing or compatible contemporary use 
of an historic place or of an individual component, through repair, alterations, and/or additions, while 
protecting its heritage value. 

a. Structure - Preservation, Restoration and Rehabilitation: 

The main house 2.5-storey, gabled structure* will be preserved. The front porch structure will be 
restored. The basement and rear two-storey extension will be rehabilitated. 

* Once the foundation is assessed by a structural engineer and a new foundation reconstruction is 
planned, portions of the structure where the foundation meets the first floor framing may require 
internal reinforcement, adjustments or reconfiguration.  If and where these interventions occur, 
according to structural engineer recommendations and to accommodate the garage addition, existing 
wood framing will be 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. 

The front porch foundation and stairs will be rebuilt. The front porch columns, railing,  spindles, 
spindlework frieze and brackets will be repaired and reinstalled in place to the newly built foundation. 
The salvageable, repairable porch floor boards will be reinstalled on the newly built porch foundation. 
Where missing or unrepairable, boards will be replaced with new boards to match existing in material, 
profile, size, and thickness missing, in-kind and only where necessary. 

b. Roof and Rainwater Works - Preservation and Rehabilitation: 

The main house and front porch roofs will be preserved. A replacement rainworks system will be 
installed. 
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c. Masonry and Foundation - Rehabilitation and Restoration: 

The entire foundation will be reconstructed and/
or reinforced according to a structural engineer’s 
plan. The single brick chimney will be repointed 
and repaired in-kind (if and where necessary). 

d. Cladding and Trimwork - Restoration: 

The stucco cladding will be carefully removed 
from the facade elevation to expose the 
horizontal wood siding underneath. If intact and 
repairable, the wood siding will be restored and 
repainted. If any boards or sections are missing, 
or beyond repair they will be replaced in-kind to 
match existing in material, profile, size, and 
thickness, to the surviving wood siding at the 
rear. Door and window trim, to match archival 
images in material, profile, size, and thickness, 
will be installed around all windows and doors 
on the facade, east and west elevations as per 
the dimensions, profile and style of the 1973 
archival photograph and as detailed in the 
architectural drawings. Corner trim boards will 
be reinstalled on the facade elevation as per the 
1973 archival photograph. The stucco cladding 
on the three other elevations will be covered in 
Hardie board. 

e.  Windows and Doors - Restoration and 
Preservation:

The windows will be replaced with replica 
double-hung wood windows as per the 1973 
archival photograph. The main floor window at 
the front porch will be restored to a double 
assembly consisting of two double-hung wood windows separated by a trim board. The original wood 
front door will be reinstalled at the front entrance, repaired and repainted. 
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Archival photograph of 520 Carnarvon front porch in 1973. 
source: New Westminster Archives - 520 Carnarvon 004
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f. Finishes - Restoration:

As part of the complete restoration of the front porch, facade cladding, facade windows and door, 
and the window trim on the east and west elevations, the house will be repainted in the following 
Benjamin Moore Historical Colours based on original paint layers identified on the 1899 wood 
siding: 

Body - Wedgewood Gray HC - 146 
 

Trim, soffits, porch ceiling, front columns, railings, spindles, brackets - 
Oxford Ivory VC - 1 

Window sash and front door - Edwardian Pewter VC - 23 

 

Make sure to test exterior paint for lead and follow WCB lead abatement procedures; 
Follow Master Painters' Institute, Repainting Manual procedures, including removing loose paint 
down to next sound layer (not bare wood), clean surface with mild TSP solution with gentlest 
means possible, and rinse with clean water; do not use powerwashing. 
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Proposed Alterations  

The proposed changes to this house are the introduction of usable living spaces on both basement 
and main storey levels as well as an attached garage - all at the rear of the building. These alteration 
do not effect the design traditions of the original house and are not readily visible from the street.  

The proposed changes are considered a reasonable intervention given generally accepted 
conservation standards, rehabilitation needs for the double commercial and residential use and 
restricted site conditions, and the realities of achieving heritage retention through development 
incentives. The proposed changes do not effect the building’s Character-Defining Elements and 
Heritage Values.  

Future Changes 

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

Maintenance Plan 

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

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

Establish a maintenance plan using the information below: 

Maintenance Checklist 

 a. Site  

• Ensure site runoff drainage is directed away from buildings.  
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• Maintain min. 2 foot clearance between vegetation and building face and a 12 inch wide gravel 
strip against the foundation in planted areas.  

• Do not permit vegetation (vines, etc.) to attach to the building. 

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

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

o bubbling, cracks, "alligatoring" or crazing, wrinkles, flaking, peeling or powdering; 

o excessive fading of colours, especially dark tones; 

• Note repainting shall be in historic colours 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

• 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 moss growth 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.  
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• Ensure gutter hangers and rainwater system elements intact and secure. 

• Ensure downpipes inserted into collection piping stub-outs at grade and/or directed away from 
building onto concrete splash pads. 

g.     General Cleaning 

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

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

• Windows, doors and rainwater works should be cleaned annually. 

• When cleaning always use gentlest means possible such as soft bristle brush and low-pressure 
hose. Use mild cleaner if necessary such as diluted TSP or Simple Green©. 

• Do not use high-pressure washing as it will lead to excessive damage to finishes, seals, caulking 
and wood elements, and it will drive water into wall assemblies and lead to bigger problems.  

Current Photographs
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Archival Photographs
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Archival photographs of 520 
Carnarvon front and rear in 1973. 
source: New Westminster 
Archives - 520 Carnarvon 003 
and 005
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Archival photograph of 520 
Carnarvon rear extension in 1973. 
source: New Westminster 
Archives - 520 Carnarvon 006
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APPENDIX 2

CONFIRMATION OF COMMITMENT BY REGISTERED PROFESSIONAL

Date: _________________

City of New Westminster
511 Royal Avenue
New Westminster, B.C. V3L 1H9

Attention: Director of Development Services

Re: Heritage Revitalization Agreement for 520 Carnarvon Street

The undersigned hereby undertakes to be responsible for field reviews of the construction
carried out at the captioned address for compliance with the requirements of Appendix 1 of the
Heritage Revitalization Agreement applicable to the property, which the undersigned
acknowledges having received and reviewed, and undertakes to notify the City of New
Westminster in writing as soon as possible if the undersigned’s contract for field review is
terminated at any time during construction. This letter is not being provided in connection with
Part 2 of the British Columbia Building Code, but in connection only with the requirements of
the Heritage Revitalization Agreement.

__________________________________
Registered Professional’s Name

__________________________________
Address

Signature and Seal

__________________________________
Telephone No.
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APPENDIX 3

CERTIFICATION OF REGISTERED PROFESSIONAL

Date: _______________

City of New Westminster
511 Royal Avenue
New Westminster, B.C. V3L 1H9

Attention: Director of Development Services

Re: Heritage Revitalization Agreement for 520 Carnarvon Street

I hereby give assurance that I have fulfilled my obligations for field review as indicated in my
letter to the City of New Westminster dated _________________ in relation to the captioned
property, and that the architectural components of the work comply in all material respects
with the requirements of Appendix 1 of the Heritage Revitalization Agreement referred to in
that letter. This letter is not being provided in connection with Part 2 of the British Columbia
Building Code, but in connection only with the requirements of the Heritage Revitalization
Agreement.

__________________________________
Registered Professional’s Name

__________________________________
Address

Signature and Seal

__________________________________
Telephone No.
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APPENDIX 4

DESIGN PLANS
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APPENDIX 5

VARIATIONS TO ZONING BYLAW NO. 6680, 2001

(C 4) Requirement/Allowance HRA Variance

Maximum Number of Dwelling
Units

1 Principal Dwelling and 1
Secondary Suite

Maximum Floor Space Ratio 0.50 1.19

Maximum Site Coverage 35% 58%

Permitted Uses
All uses permitted in the

Downtown Mixed Use Districts
(High Density) (C 4)

All commercial uses permitted in
the Downtown Mixed Use Districts

(High Density) (C 4) and all uses
permitted in the Single Detached

Residential Districts (RS 2).

Maximum Building Height 25 feet
(7.62 metres)

29.86 feet
(9.1 metres)

Minimum Front Yard Setback 16.46 feet
(5.02 metres)

14.5 feet
(4.42 metres)

Minimum Rear Yard Setback 16.46 feet
(5.02 metres)

0 feet
(0 metres)

Minimum Side Yard Setback
(East Side Yard)

4 feet
(1.22 metres)

1.5 feet
(0.46 metres)

Minimum Side Yard Setback
(West Side Yard)

4 feet
(1.22 metres)

0 feet
(0 metres)

Minimum Driveway Width 11 feet
(3.35 metres)

9 feet
(2.74 metres)
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Minimum Number of Off
Street Parking Spaces 2 spaces 1 space
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THE CORPORATION OF THE CITY OF NEWWESTMINSTER

BYLAW NO. 8005, 2018

A bylaw of the Corporation of the City of New Westminster to designate the principal building
currently located at 520 Carnarvon Street as protected heritage property

______________________________________________________________________________

WHEREAS the Local Government Act, RSBC 2015, c.1 provides Council with authority, by bylaw,
to designate real property, in whole or in part, as protected heritage property, on terms and
conditions it considers appropriate;

AND WHEREAS the registered owner of the land located at 520 Carnarvon Street, New
Westminster, British Columbia, legally described as PID: 012 964 328, Parcel “A” (J11410E) Lot
7 Block “B” Victoria Gardens Plan 2620 (the “Land”) has entered into a heritage revitalization
agreement in relation to the principal building currently located thereon and shown on the
aerial photo attached hereto as Schedule “A” (the “Heritage House”), as authorized by Heritage
Revitalization Agreement (520 Carnarvon Street) Bylaw No. 8004, 2018 (the “Heritage
Revitalization Agreement”), has requested that Council designate that Heritage House as
protected heritage property, and has released the City from any obligation to compensate the
registered owner for the effect of such designation;

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

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

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

1 TITLE

1. This Bylaw may be cited for all purposes as "Heritage Designation Bylaw (520 Carnarvon
Street) No. 8005, 2018."

2 INTERPRETATION

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

3 DESIGNATION

3. The Heritage House currently located on the Land is hereby designated in its entirety as
protected heritage property under section 611 of the Local Government Act.
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4 PROHIBITION

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

(a) alter the exterior facade of the Heritage House;

(b) make a structural change to the Heritage House including, without limitation,
demolition of the Heritage House or any structural change resulting in
demolition of the Heritage House;

(c) move the Heritage House; or

(d) alter, excavate or build on that portion of land upon which the Heritage House is
located.

5 EXEMPTIONS

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

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

(b) normal repairs and maintenance that do not alter the exterior appearance of the
Heritage House.

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

6 MAINTENANCE

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

7

8
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9 HERITAGE ALTERATION PERMITS

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

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

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

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

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

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

10 RECONSIDERATION BY COUNCIL

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

READ A FIRST TIME this ___ day of ______________, 2018.

READ A SECOND TIME this ___ day of _____________, 2018.

PUBLIC HEARING held this ___ day of _____________, 2018.

READ A THIRD TIME this ___ day of ________________, 2018.

ADOPTED this ___ day of ______________, 2018.

Mayor City Clerk
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SCHEDULE “A”

SITE PHOTO
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City of New Westminster 

R E P O R T 

DEVELOPMENT SERVICES DEPARTMENT

To:            Advisory Planning Commission Date: March 20, 2018

From: Hardev Gill, Planning Technician File: OCP00020
REZ00136 

Subject: 41 & 175 Duncan Street: Proposed Official Community Plan Amendment 
and Rezoning to facilitate a townhouse development with a child care 
facility. 

RECOMMENDATION

THAT the Advisory Planning Commission provide a motion of support or non-
support for the proposed Official Community Plan and Rezoning applications.

EXECUTIVE SUMMARY
An Official Community Plan and Rezoning application has been received to allow the 
construction of a 170 unit townhouse and daycare development at 41 and 175 Duncan 
Street. The site is currently zoned to allow 48 townhouses and 425 apartment units, so the 
proposal represents a significant reduction in density on the site. 

As part of this proposal, the applicant proposes to dedicate to the City a 517 m² (5,575 ft²) 
site for use as a child care, perimeter dyke trail and a public pathway. The applicant would 
construct the shell of a two storey 297 m² (3195 ft²) building on the child care site. The 
child care site is adjacent to the proposed trail and the North Arm of the Fraser River. The 
applicant proposes to provide the child care amenity and a reduction in density on the site 
in exchange for the change in the employment land designation of a portion of the land. 

The application requires two amendments to the Official Community Plan to allow 
residential development in an area currently designated as (ME) Mixed Employment, and 
to adjust the development permit area boundary in accordance with the land use 
designation change.  

The rezoning application would see the zoning change from Heavy Industrial Districts 
(M-2), Comprehensive Development Districts (Duncan Street Townhouse) (CD – 42) and 
Comprehensive Development Districts (Duncan Street Apartment) (CD – 43) to a revised 
version of CD-42 based on the Queensborough Townhouse Districts (RT-3) and to Parks 
District (P-10). 

Doc # 1141006 



In summary, the consideration of the proposed development is reasonable given that the 
project supports a number of important City policies and objectives: 

1. The housing proposed is ground oriented and designed for a range of family size. 
2. The project satisfies the Family-Friendly Housing Policy.  
3. The project satisfies flood plain requirements.  
4. The applicant has consulted with the Queensborough Residents’ Association and 

help a Public Open House. 
5. The project design satisfies the intent of the Development Permit Area – East 

Queensborough designation and Design Guidelines. 
6. The project was supported by the New Westminster Design Panel.  

Community engagement on this project has been on-going since February 2017. 

1.0 PURPOSE

An Official Community Plan (OCP) and Rezoning application has been received for the 
property addressed as 41 and 175 Duncan Street (shown in Appendix “A”) to facilitate a 
proposed 170-unit townhouse development and child care facility on both parcels.  The 
development would also include a waterfront public pedestrian trail a public pathway.   

The purpose of this report is to provide information to the Advisory Planning Commission 
(APC) on the proposed Official Community Plan and Rezoning applications and to 
request that the APC provide a motion of support/non-support for the proposed 
applications. 

2.0 POLICY AND REGULATIONS 

2.1 Queensborough Community Plan Land Use Designation:

The majority of the site is designated (RM) Residential – Medium Density in the 
Queensborough Community Plan. The Plan describes this designation as: 

(RM) Residential – Medium Density – this area will include medium density 
multi-family residential uses such as rowhouses, townhouses, and low-rises. 
Depending on the provision of public amenities, a density bonus may be provided 
in order to reach the upper limits of density in this area.

A 2,226 m² (23,961 ft²) section of the site located at the most south west corner is 
designated as (ME) Mixed Employment in the Queensborough Community Plan. The 
Plan describes this designation as: 

(ME) Mixed Employment – this area will include light industrial, office, high tech 
and business park uses. The residential uses permitted must be ancillary to the 
business on these properties (i.e. caretaker units). 



The proposed Official Community Plan Amendment is to re-designate the (ME) Mixed 
Employment portion of land to the (RM) Residential – Medium Density in order to allow 
for a residential use.   

2.2 Queensborough Community Plan Development Permit Area Designations: 

The portion of the site that is designated as (RM) Residential – Medium Density is 
designated as part of Residential Development Permit Area #3 East Queensborough.
The Queensborough Community Plan defines this designation as: 

The East Queensborough multi-family areas, identified as Development Permit 
Area #3 are designated in order to create a transition between industrial uses and 
adjacent residential neighbourhoods. This area will contain medium density, multi-
family residential uses. 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 multi-family 
residential development.

The portion of the site that is designated as (ME) Mixed Employment is designated as 
part of Industrial and Mixed Employment Development Permit Area # 2 
Queensborough Light Industrial and Mixed Employment. The Queensborough 
Community Plan defines this designation as: 

The Queensborough Light Industrial and Mixed Employment industrial areas, 
identified as Development Permit Area #2 are designated in order to provide areas 
of light and “ultralight” industrial and commercial land use as a transition between 
heavier industrial areas and residential areas. Mixed Employment areas will include 
light industrial, office and other related employment uses. The only residential 
development permitted is that which is ancillary to businesses (i.e. caretaker suites) 
on these properties. Retail is not permitted unless it is ancillary to another permitted 
use. Light Industrial areas will include light industrial uses. 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 industrial and commercial development. 

As part of the OCP Amendment, the DPA #2 area, which is designated as (ME) Mixed 
Employment, is proposed to be amalgamated with the DPA #3 area in order to allow for 
residential development.

The portion of the site located outside of the dyke is designated as Intertidal Open Space 
in the Official Community Plan and will remain as such. The Plan describes this 
designation as: 

Intertidal/Open Space: this area will remain in a natural state in order to preserve 
the intertidal area of the Fraser River foreshore.  



The site is also designated as part of Natural Hazard Development Permit Area #1 – 
Flood Hazard. No change is proposed to this designation.  A DPA #1 application is 
required prior to Building Permit application stage. 

2.3 Family-Friendly Housing  

The City’s Family-Friendly Housing Policy requires that 30 % of the units be two and 
three bedroom units, with 10% of the total units having three bedrooms. There are 54 two-
bedroom units, 24 three-bedroom units and 92 four-bedroom units for a total of 170 units.  
All of the units have been designed to be family-friendly resulting in a net benefit of 100% 
family-friendly units.   

Child Care Needs Assessment

The Child Care Needs Assessment (Fall 2015) provides an overview of the child care 
system and a snapshot of the current child care situation in New Westminster. As part of 
the Executive Summary, it documents four major challenges, including one related to 
Queensborough. More specifically, it states: There is a limited supply of child care in 
Queensborough, despite the fact that this sub-area is experiencing significant population 
growth, particularly by families with younger children. As evidence, the West End sub-
area had 34.0 child care spaces per 100 children 0 to 12 years, while the Queensborough 
sub-area had 8.7 child care spaces per 100 children 0 to 12 years. 

Link to Child Care Needs Assessment:  

https://www.newwestcity.ca/child-care  

Child Care Strategy 

The Child Care Strategy (2016) was endorsed by Council on October 17, 2016, which 
included 23 actions in support of a comprehensive child care system. A comprehensive 
child care system is one that includes the provision of quality programs that are accessible 
and affordable. 

The strategy contains the following action: That the City explore all mechanisms, 
including developing civic child care facilities, using community amenity contributions, 
accessing senior government grants and working with developers to realize group 
infant/toddler and school age care spaces in Queensborough. 

Link to Child Care Strategy: 

https://www.newwestcity.ca/child-care  

Child Care Demand

The lack of child care in Queensborough has become a major issue.  There is also 
significant population growth occurring in Queensborough, with the majority of new 



housing units having three or more bedrooms, which typically yields larger number of 
children. 

2.5 Zoning Bylaw

The site (41 and 175 Duncan Street) is currently zoned Heavy Industrial Districts (M – 2), 
Comprehensive Development Districts (Duncan Street Townhouse) (CD – 42), 
Comprehensive Development Districts (Duncan Street Apartment) (CD – 43), and Parks 
District (P-10).  

To facilitate the proposal, staff is suggesting that portions of the site be rezoned to a 
revised version of the CD-42 zoning district with the use of attributes from the existing 
Queensborough Townhouse Districts (RT-3 and RT-3A).

2.6 Previous Applications

In 2013, Council approved a rezoning application for the site which allowed 48 townhouse 
units with a maximum floor space ratio of 0.90 and 425 apartment units with a maximum 
floor space ratio of 1.50, while retaining a 23,961 ft² (2,226 m²) portion of the site under 
Heavy Industrial Districts (M-2) zoning.    

The relocation of the existing dyke to the perimeter of the site, construction of the 
perimeter walkway on the dyke with the dedication to the City for park purposes was also 
a part of the approval. 

2.7 Site Characteristics and Context:  

The subject site is currently vacant.  The site was occupied by industrial users that range 
from Patent Construction and Fraser Shipyards to five small operations including a 
woodworking shop. Along the Duncan Street property line of the site is an active rail line 
operated by Southern Railway which serves the adjacent Port Metro Vancouver property 
and other properties to the west of the site. 

The property to the east of the site is the first phase of the Port Royal Development 
constructed in 1997. This area is zoned for residential development and has been built out 
with 45 compact lot houses and a low rise development with 70 apartment units and 14 
townhouse units.  

Across Duncan Street to the south is the area known as the Eastern Queensborough 
Neighbourhood Node (formerly the Queensborough Special Study Area). A Master Plan 
was adopted in 2016 which outlines the vision for the area, which will include a mix of 
uses, including a commercial node, a commercial high street, single detached dwellings 
and multi-family residential. A number of properties were rezoned at the time of the 
Master Plan being adopted. The rezoning would allow the development of townhouses, 
commercial space with residential above and standalone commercial. The remaining 
properties in the area are zoned Light Industrial Districts (M-1), though many are 
occupied by non-conforming single detached dwellings. 



To the north of the site are the Fraser River and a small piece of property owned by Port 
Metro Vancouver.  To the west is the former Interfor sawmill site owned by Port Metro 
Vancouver that is zoned Heavy Industrial Districts (M-2) and used for industrial purposes. 
A majority of the Port site is occupied by large floorplate buildings with manufacturing 
and transportation uses in the buildings. The area of the Port site adjacent to the subject 
site was most recently used as an open transshipment area. The area is currently vacant. 

Proximity to Transit Service  

Transit Facility Frequency Distance (m)
Skytrain Station 2.5 Kilometres
Frequent Transit 
Network

2.5 Kilometres

Transit Stop Approx. every 15 
minutes until 7pm. Every 
30 minutes until 1am. 
Service starts around 
6am.

Bus stop 300 metres 
west of site.  
(104 Annacis Island 
/ 104 22nd Street 
Station bus) 

3.0 PROPOSAL

The applicant proposes to develop a 170 unit townhouse including a child care facility on 
the subject site (41 and 175 Duncan Street) and dedicate the remainder of the site for dyke 
and walkway purposes. 

The OCP application proposes to amend the OCP land use designation from (ME) Mixed 
Employment to (RM) Residential – Medium Density at 41 Duncan Street to allow for the 
townhouse development.  The Rezoning application proposes to rezone to a revised CD-
42 zoning district and Parks District (P-10).    

3.1 Project Description 

The built form would be comprised of thirty-six three-storey buildings from riverfront 
duplexes, large townhomes, interlock + small townhomes, and small townhomes. The 
proposed character for this neighbourhood draws from the traditional forms of Victorian 
architecture and compliments the traditional shipyard industrial buildings found in the 
vicinity.    

The open space is dispersed within the development with four greenspace nodes known as 
Central Commons, The Green, River Commons, The Platform and The Yard. All of which 
are designated private common areas for the strata.  The pedestrian corridors, both public 
and private are clearly identified with impermeable and permeable surface treatment.  The 
internal pedestrian circulation aims to provide clear pathways onto the Furness Street 
frontage as well as onto the Perimeter Dyke Trail (also known as Riverfront Walk), 
Spurline Promenade and Western Walk public pathways. 



The vehicular access is demarcated with egress/ingress from Furness Street including 
adequate maneuverability within the site.

The off-street parking is comprised of a tandem and double (side by side) orientation.  The 
proposed parking exceeds the minimum parking requirement.    

The parking and unit breakdown for the project is shown in the following chart:  

Type of Unit Category Number Unit Size Parking
2 Bed Tandem 28 1,246 square feet 2 spaces - tandem

2 Bed Tandem 15 1,275 square feet 2 spaces – tandem
2 Bed Tandem 11 1,275 square feet 2 spaces – tandem
4 Bed Double

Garage
44 1,582 square feet 2 spaces

4 Bed Double
Garage

26 1,618 square feet 2 spaces

4 Bed Waterfront 14 1,833 square feet 2 spaces
3 Bed + Den Waterfront 4 1,590 square feet 2 spaces
3 Bed + Den Waterfront 4 1626 square feet 2 spaces
3 Bed Interlock

Tandem
12 1,267 square feet 2 spaces - tandem

4 Bed Interlock
Double
Garage

12 1,463 square feet 2 spaces

Total required: 250
Provided:  340 
Visitor required: 34 
Provided: 34

As part of this proposal, the applicant proposes to dedicate to the City of New 
Westminster a 517.9 m² (5,575 ft²) site at the intersection of the entrance driveway to the 
project and Furness Street for use as a child care. The applicant would construct the shell 
of a two storey 297 m² (3195 ft²) building on the child care site. The child care site is 
adjacent to the perimeter trail and the North Arm of the Fraser River. 

As part of this application, the site would be remediated and the perimeter dyke would be 
upgraded and in one area relocated. The City’s perimeter walkway would be extended and 
dedicated to the City. The foreshore area will see a demolition of existing structures and 
rehabilitation of the shoreline. 

Key aspects of the proposed development include: 

Thirty-six (36) multi-unit buildings to provide a mix of homes; 
Family-friendly housing (i.e. 2,3,4 bedroom units); 



Five (5) strata parks;  
Two (2) public walkways; 
Extension of Perimeter Dyke Trial; 
City-owned daycare site; and, 
Employment generated by the daycare site. 

3.2 Project Drawings 

The architectural drawings that were submitted as part of the Official Community Plan 
and Rezoning applications were reviewed by staff and subsequently forwarded to the New 
Westminster Design Panel on September 26, 2017.  Following this meeting, a 
supplemental package was submitted based on the Design Panel’s comments.  The 
package was then reviewed by staff and presented to the Design Panel on November 28, 
2017.  On these sets of drawings, there was a proposed secondary access from Duncan 
Street. The current iteration of the drawings include the removal of the secondary access 
from Duncan Street.  This iteration is currently being worked on by the applicant’s 
architect and will be submitted to the Committee in advance of the March. 20th, 2018 APC 
meeting.  However, the APC Submission Package does include key plans that illustrate 
the removal of the secondary access from Duncan Street.  The following Plans have been 
attached to this report: 

The proposed architectural drawings are attached as Appendix “B”.
The proposed supplemental design package is attached as Appendix “C”.
The APC Submission Package is attached as Appendix “D”.

3.3 Project Statistics

The project statistics are shown in the following table: 

Attributes Proposed
Site area Gross: 32,047.50 m² / 344,831 ft² (includes 

daycare site) 
Net: 31492.87 m² / 338,863 ft² (does not include 
daycare site or dedication at southeast corner)

FSR 0.74
Site coverage 32.72% (on net site area)

32.16% (on gross)
Setbacks 3.27m (east PL)

8.4m (south PL) 
8.30 (west PL) 
7.50m (north dyke ROW)

Unit count 170
Buildings 36
Building Height Maximum: 9.87 m
Lane width Minimum:  6.00 m
Daycare site 517 m² (5,575 ft²)



Parking count Required:
Resident: 250
Visitor: 34 
Daycare site: 6 

Provided: 
340 stalls resident (garage) 

132 tandem 
208 side by side 

33 stalls visitor (surface) 
3 stalls daycare (surface)

Bicycle parking 2 bike racks provided along the Permiter 
Dyke Trail 
each unit has a garage for storage of 
bicycles.

Loading Not required.
Green space Strata park:

The yard: 0.02 ha / 0.5 ac 
The Platform: 0.03 ha / 0.07 ac 
River Commons: 0.04 ha / 0.10 ac 
The Green: 0.05 ha / 0.12 ac 
Central Commons: 0.05 ha / 0.12 ac 

Public park & ROW: 0.56 ha

3.4 Child Care Proposal 

As part of this proposal, the applicant is proposing to dedicate 517.9 m² (5,575 ft²) of land 
to the City and construct the shell of a two-storey 297 m² (3,195 ft²) child care building.  
The child care site would be adjacent to the perimeter trail and the North Arm of the 
Fraser River.  This part of the site is proposed to be rezoned to the P-10 zoning district 
which would allow an institutional use such as a child care and parks.  The land and the 
building would be owned by the City and leased to a non-profit child care provider.  The 
City or child care provider would need to finish the interior improvements of the building.  

The size of the child care building provided  would allow a child care of between 25 and 
37 spaces, possibly including up to 12 infant/toddler (0-36 months) spaces.  Regarding 
staffing, it is anticipated that at least five to eight full-time employment positions may be 
created.

4.0 DISCUSSION 

4.1 Zoning Considerations

The portion of the site zoned industrial presently has a restrictive covenant affecting it 
which limits the uses on that portion of land. The portion of the site currently zoned 
residential (CD-42 and CD-43) would allow a project with 48 townhouses and 425 
apartment units and P-10 portion would allow for a dyke and perimeter walkway.



The project proposed in this application would not comply with the current zoning as a 
large area zoned for apartment units is now proposed for townhouse units and smaller 
portion, for a child care facility; therefore a rezoning is required.  

To facilitate the proposal, staff is suggesting that portions of the site be rezoned to a 
revised version of the CD-42 zoning district with the use of attributes from the existing 
Queensborough Townhouse Districts (RT-3 and RT-3A).  The RT-3 and RT-3A zoning 
district cannot be used primarily because Use cannot be varied and in the permitted uses it 
indicates that no portion of the first storey at street level shall be used for residential 
purposes except for entrances and stairs to the habitable area of the residential units.       

The proposal is to change the existing Heavy Industrial Districts (M-2), Duncan Street 
Townhouse (CD-42), and Duncan Street Apartment (CD-43) to a revised version of CD-
42 and to Parks District (P-10).  The dyke portion of land will remain unchanged as P-10. 

The revised version of the CD-42 zoning district is under staff review and will be drafted 
with the input of the City solicitor.  Due to the application processing timing constraints, a 
draft version of the zoning district is unavailable to view. 

4.2 Employment Lands 

The Official Community Plan currently designates a portion of the site for Mixed 
Employment uses.  This proposal would require re-designating these lands as Residential 
– Medium Density.  In exchange, the applicant is proposing to dedicate 0.61 hectares (1.5 
acres) of land for the extension of the Queensborough Perimeter Trail system, construct a 
new dyke, and provision of a new daycare.  The daycare would also provide employment 
opportunities in the form of approximately six new teaching/childcare positions. 

4.3 Access, Parking and Transportation 

Site Access

The applicant is proposing to have on access into the site from Furness Street.  As part of 
the original design layout submitted with the Rezoning and Development Permit 
applications, the applicant proposed a secondary ingress/egress from Duncan Street.  After 
further review of this proposed access, the applicant has decided to revert to a single 
entrance from Furness Street which was approved in a previous rezoning proposal 
allowing for a mix of 48 townhouses and 425 apartment units.  

The applicant has provided a rationale for the removal of the railroad crossing along 
Duncan Street which is located in the Land Use Rationale, attached as Appendix “E” to 
this report. 

Transportation Study 

A Transportation Impact Assessment study has been submitted as part of the application 
review process.  The review has been completed in accordance with the City’s 



“Guidelines for the Submission of a Transportation Study – Mini Review”.  This study 
reviews existing site conditions, site trip generation and distribution, project site access 
and on-site circulation, as well as Transportation Demand Management (TDM) measures 
in addition to a review of the pick-up/drop-off operations for the daycare. 

The conclusions of the study are as follows: 

The proposed development is expected to generate about 85 vehicle trips (=25 
entering + 60 exiting) during the AM peak hour and 95 vehicle trips (=55 entering 
+ 40 exiting) during the PM peak hour (usually locally observed rates).  This 
translates to fewer than two new vehicle trips every minute, on average, during 
both peak hours.  The proposed rezoning would result in substantially fewer trips 
(85 – AM; 95 – PM) than if the site were to develop at maximum density per the 
current approved zoning (150 – AM; 180 – PM). 
A single site access planned on Furness Street at Star Crescent would replace the 
four driveways currently providing access to the two parcels.  The Furness Street 
entrance is aligned with Star Crescent, which follows good design practice and 
increases safety. 
The development is required to supply 289 parking stalls (=250 for residents + 34 
for residential visitors + 6 for the day care). 

The proposed form of the development would: 

Exceed the townhouse requirement by providing 340 parking spaces for the 
residents in a mixture of tandem (132) and side by side (208) spaces in garages. 
Fall short of the residential visitor requirement as 33 of the 34 spaces would be 
provided; and 
Fall short of the daycare requirement as only 3 of the required 6 spaces would be 
provided. 

Recommendations of the Report: 

1. Provide one additional visitor stall (for a total of 34 spaces); and  
2. Provide an additional 3 daycare stalls (for a total of 6 spaces) on the eastern 

proposed (CD-42) portion of the site subject to a shared reciprocal agreement. 

The review of the transportation analysis outline above is being coordinated through the 
City’s Transportation Division as part of the application review process. 

Streetscape Improvements 

The applicant would be required to undertaken streetscape improvements along Furness 
Street and Duncan Street including railway signalization requirements at the intersection 
of Furness and Duncan Street.  This would be included as part of the Off-site works 
requirements for the project.  These improvements would need to be undertaken in 



accordance with City standards and will be finalized prior to building permit issuance 
should Council approve the proposed OCP and Rezoning. 

4.4 Port Metro Vancouver  

The location and construction mechanics of the dyke is currently under review with the 
applicant, Port Metro Vancouver and City Engineering Department.  The Perimeter Trail 
will be finalized prior to Council consideration of the Development Permit.  

4.5 Railway Proximity 

The subject site is located adjacent to a Southern Rail line that runs adjacent to the south 
property line along the Duncan Street frontage.  The applicant has been in discussion with 
Southern Rail who has indicated that railway mitigation measures need to be addressed. 

The applicant’s consultant (Dialog) has initiated a study related to the Federation of 
Canadian Municipalities and the Railway Association of Canada document “Guidelines 
for New Development in Proximity to Railway Operations, 2013”. A “Development 
Viability Assessment” as per Appendix A of the Guidelines is being prepared.  The report 
would address mitigation measures to align the proposed development with the guidelines.  
The consultant has indicated that the assessment report is intended to improve the safety 
and comfort of future residents and to minimize conflicts with existing rail operations. 

The discussions regarding the rail line are on-going and any required measures for the 
addressing railway proximity would be finalized prior to Council consideration of the 
Development Permit. 

4.6 Acoustic Study

An Acoustic Study has been submitted for the proposed development.  The study 
identifies mitigation measures that address the noise impact from road traffic and railway 
located along Duncan Street, and from activities associated with the neighouring industrial 
site to the west.  In consideration of the future industrial uses that may take place, the 
acoustic consultant recommends that a sound attenuation fence and layered landscape 
plantings will further buffer the site from any potential noise pollution. 

The report recommends building treatments and materials in line with the Canada 
Mortgage and Housing Corporation (CMHC) and the Federation of Canadian 
Municipalities and the Railway Association of Canada document “Guidelines for New 
Development in Proximity to Railway Operations, 2013”.  

In addition, the applicant would be required to register a Restrictive Covenant to require 
noise mitigation measures and as a means of advising future home owners of the noise 
related impacts.  



4.7 Amenities  

Queensborough Perimeter Trail  

The Queensborough Perimeter Trail is among the community’s most popular and valued 
outdoor recreation resources.  The Queensborough Community Plan (QCP) Policy states: 

To develop a network of trails and greenway streets that ensures seamless 
connectivity for bikes and pedestrians to and through the community.

Riverfront Walk, Spurline Promenade and Western Walk  

The applicant is proposing to construct the extension of the Queensborough Perimeter 
Trail along the site water frontage as well as a public walkway along the south (Duncan 
Street) and west property line in accordance with the QCP Parks, Trails, and Greenway 
Streets Map.   

The applicant is proposing to a responsible for the provision of rights-of-way and for the 
construction of the Queensborough Perimeter Trail along the site water frontage in 
accordance and for the two walkways (Spurline Promenade and Western Walk). 

Outdoor Amenity Greenspace Analysis 

In total, 30% of the site (1.07 hectares / 2.64 acres) will be provided as strata or public 
park.  The breakdown is as follows: 

16% of the site (0.56 hectares / 1.38 acres) will be dedicated to the City as public 
park and walkway through the site.   
14% of the site (0.51 hectares / 1.26 acres) will be provided as private strata park in 
the form of five parks (Central Commons, River Commons, The Yard, and The 
Platform) and tree-lined mews.   

The Queensborough Perimeter Trail will be extended through the site with the dedication 
of a public riverfront walk which will be supported by proposed bike racks in the Central 
Commons. 

4.8 Tree Management 

A tree permit has been issued by the City’s Parks and Recreation Department with 
applicable fee securities.  A tree permit application was required before issuing a soil 
deposit permit for preloading the site. 



5.0 CONSULTATION AND COMMITTEE REVIEW 

5.1 Public Open House and Presentation to the Downtown Residents’ Association 

The applicant attended the Queensborough Residents’ Association (QRA) on February 14, 
2017 and provided a presentation with a question/answer period.  The QRA provided a 
letter of support for the proposal. 

The applicant also held an Open House on October 3, 2017 at the Queensborough 
Community Center.  The applicant’s summary report of the October 3, 2017 Open House 
concludes that 26 members of the public attended, including representatives of the QRA.  
In total, comments were received from five people, three submitted copies of the feedback 
form, and two emails were received.  The comments submitted were generally supportive 
of the development.  The applicant has submitted a public consultation summary (see 
Appendix “F”) which provides an overview of the consultation that has been undertaken 
to date for this project.   

5.2 New Westminster Design Panel Consideration 

The project design was presented by the application to the New Westminster Design Panel 
on September 26, 2017 and on November 28, 2017 seeking the support of the Panel for 
the design of the project.  The Panel approved the following motion after their 
consideration of the project at their November 28, 2017 meeting. 

MOVED and SECONDED  
THAT the New Westminster Design Panel support the application, and recommend 
the Applicant work with Staff to increase the separation of the East/West Greenway 
units, and further explore the height and material of the fence at the Western edge 
of the site. 

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

To address the Panel’s recommendation, staff worked with the applicant and a 
supplemental design package was received (see Appendix “B”). 

A copy of the September 26, 2017 NWDP Report, can be viewed at the following link 
(scroll to item 4.3): 

https://www.newwestcity.ca/database/files/library/NWDP___Optimized_Website_Agenda
_Package___NWDP_September_26_2017.pdf

A copy of the September 26, 2017 NWDP Meeting Minutes, can be viewed at the 
following link (scroll to item 4.3): 

https://www.newwestcity.ca/database/files/library/CNW_DOCS_1099771_v1_NWDP_20
17_Sept_26_Minutes.pdf  



A copy of the November 28, 2017 NWDP Report, can be viewed at the following link 
(scroll to item 4.1): 

https://www.newwestcity.ca/database/files/library/Agenda_Package___NWDP_Novembe
r_28__20171123865_v2.pdf

A copy of the November 28, 2017 NWDP Meeting Minutes, can be viewed at the 
following link (scroll to item 4.1): 

https://www.newwestcity.ca/database/files/library/CNW_DOCS_1126555_v1_NWDP_20
17_NOV_28_Minutes.pdf

6.0 SUMMARY  

In Summary, the consideration of the proposed development is reasonable given that the 
project supports a number of important City policies and objectives: 

7. The housing proposed is ground oriented and designed for a range of family size. 
8. The project satisfies the Family-Friendly Housing Policy.  
9. The project satisfies flood plain requirements.  
10. The applicant has consulted with the Queensborough Residents’ Association and 

help a Public Open House. 
11. The project design satisfies the intent of the Development Permit Area – East 

Queensborough designation and Design Guidelines. 
12. The project was supported by the New Westminster Design Panel.  

7.0 INERDEPARTMENTAL LIASION 

A staff team-based approach for the review of this redevelopment proposal has been 
initiated and comments from the all applicable departments have been incorporated into 
this report. 

8.0 REVIEW PROCESS

8.1 Application Review Process and Next Steps

The following steps have been undertaken to date for this proposed OCP amendment and 
rezoning: 

1. Land Use and Planning Committee – Preliminary Report. (July 10 2017) 
2. Land Use and Planning Committee – Referral to Council Report. (August 28 2017) 
3. Official Community Plan – Consultation Report. (October 2 2017) 
4. New Westminster Design Panel – First Report. (September 26 2017) 
5. New Westminster Design Panel – Second Report. (November 28 2017) 



Proposed next steps: 

6. Review by the Advisory Planning Commission. (January 2018) (We are here)
7. Council consideration of First and Second Reading of OCP Amendment Bylaw and 

Zoning Amendment Bylaw. (April 2018) 
8. Public Hearing for Zoning Amendment Bylaw. (April 2018) 
9. Zoning Amendment Bylaw referral to the Ministry of Transportation and 

Infrastructure.  (May 2018) 
10. Council consideration of Adoption of the OCP Amendment Bylaw and Rezoning 

Bylaw (TBD).   

Hardev Gill,
Planning Technician
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SITE PHOTOS

Furness Street Edge - Prior to Demolition1 Rail Condition along Duncan Street2 Gulzar Terminals Storage Yard  3

View Towards Poplar Island4 View Towards Downtown New Westminster4 View along existing Queensborough Perimeter Trail4
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CURRENT OCP DESIGNATION
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CURRENT ZONING
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FUTURE CONTEXT PLAN
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Civic-inspired Riverfront Neighbourhood  
Drawing inspiration from the Site’s riverfront location and rich history, the 
Master Plan seeks to build upon Port Royal’s strong neighbourhood patterns 
of street-fronting homes, tree-lined streets and pedestrian walkways. Located 
on the former Mercer Star Shipyards, the 3.6 hectare Riverwalk site serves to 
complete the Queensborough vision through extending the public riverfront 
westward, linking to both the Port Royal neighbourhood to the east and the 
future commercial Queensborough Mixed-Use Node to the south. Featuring 
a selection of 170 duplexes and townhomes set within a civic-inspired 
riverfront neighbourhood, the Plan is structured into a series of pedestrian-
scaled blocks, served by a grid-iron pattern of strata lanes and pedestrian 
walkways with generous landscaped commons throughout.

Duncan Street + The Spurline Promenade 
The main entrance of the neighbourhood is located along the 200m frontage 
of the re-envisioned Duncan Street, designed to celebrate the tradition 
of rail in Queensborough. Arranged into three pedestrian-scaled blocks, 
street-fronting townhomes overlook the street with direct access to the 3m 
public pathway (Spurline Promenade) which sits above the existing rail line, 
reminiscent of historic streetcar platforms. The orientation of these homes 
completes the Duncan Street public realm and provides a more urban face 
to the future commercial Queensborough Eastern Neighbourhood Node 
envisioned by the City. 

Green at the Center + Park-front Living 
Linking Duncan Street to the Riverfront is the Green, positioned along the 
main east-west strata mews. The Green strata park sits at the center of the 
neighbourhood, offering a generous park within the neighbourhood featuring 
both active and passive play spaces supported by park-fronting townhomes.

RIVERWALK  
DESIGN RATIONALE

Furness Street + Neighbouring Port Royal 
The entrance on Furness Street provides the design with a secondary access 
and looping circulation pattern to reduce traffic impacts on the existing Port 
Royal neighbourhood. Street-fronting townhomes along Furness Street serve 
to extend the patterns of pedestrian-scaled blocks and tree-lined sidewalks to 
the Riverfront Walkway and proposed public Daycare Facility. 

Public Riverfront + The Dyke Extension 
The Plan’s central amenity is located along the re-imagined Fraser River 
waterfront. A limited selection of waterfront duplexes and townhomes are 
positioned to sit above the level of the proposed dyke offering panoramic 
views over the Fraser River, forested Poplar Island and Downtown to the 
north. Anchoring the Plan is the newly dedicated public walkway + dyke 
linking with the existing Port Royal Waterfront Walkway. Grounding the public 
program on the water are two generous landscaped Commons, providing 
areas of gathering on the River. The proposed Dyke with a Management 
Area dedicated to the City of New Westminster connects to the existing Dyke 
System in Port Royal. Working in conjunction with the Port Authority, the site 
also provides the potential to retain and preserve key industrial remnants 
of the Mercer Star Shipyards to celebrate the industrial heritage of New 
Westminster.

Western Buffer + The Industrial Neighbour  
Intended to provide a solid buffer between proposed residential and existing 
industrial uses, the Plan’s western edge features a pedestrian and cycle 
pathway within a 3m public right-of-way connecting the Riverfront Walk to 
the Spurline Promenade along Duncan Street. The transition features the 
Yard strata park with a sound attenuation fence and built-up landscape layers 
to buffer potential sound and light intrusion into the neighbourhood while 
framing the social gathering space and public walkways. 
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Design Approach 
In response to the surrounding Queensborough neighbourhood which is 
comprised of heritage styled homes and an eclectic mix of industrial and 
commercial uses, the proposed character for this neighbourhood draws from 
the traditional forms of Victorian architecture, yet embraces the simple forms 
found in more traditional shipyard industrial buildings often found along the 
banks for the Fraser River. The approach is to create an architectural character 
which reflects the greater neighbourhood yet creates a distinct enclave within 
this waterfront community. 

Neighbourhood Form 
Steeply pitched gable roofs are the primary form given to the architecture 
and expressed through two and three storey volumes. Complimenting roof 
forms, primarily low sloped hipped and shed roofs, are used to further define 
entry’s, create porches and provide variation and articulation to roof lines. Each 
home has an identifiable entry at grade and building articulation and massing 
strengthens the identity of each individual unit. Wrap around porches are 
showcased on selected building ends to address the street and adjacent park 
spaces. Generous overhangs defining riverfront porches along the water also 
activates the dyke trail. These roof forms give a layered edge to the homes and 
the lower roof lines give the buildings a quaint pedestrian scale.  

Colour + Materials 
The clean lines of the architecture are complimented by the restrained use 
of detailing such as exposed rafter tails, providing visual interest to select 
feature such as entry’s and roof soffits. Feature roofs over porches and 
entries incorporate metal roofing referencing the more industrial roots of the 
site. Wall cladding materials are a combination of board and batten siding 
showcasing the primary building forms and lapped horizontal siding (vinyl) 
serving as the background field material. Punched window openings with 
a portrait arrangement of mullions compliment the building massing and 
allows a generous amount of light into the homes and views outward.

Colour plays an important role in the articulation of the building massing.  
Three colour schemes are proposed to define building forms and create 
variety throughout the neighbourhood. Colour variation will be employed 
throughout the development with feature colours creating variation within the 
development and along public streets. A varied, yet muted colour palette is 
proposed to ensure cohesion of the colour schemes and a unified identity for 
the community.

 
ARCHITECTURE
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RIVERWALK - RENDERED PLAN

RENDERED SITE PLAN
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PRECEDENT IMAGES - SITE

STREET + RAIL FRONTING 
TOWNHOMES

TREE-LINED STREETS + 
MEWS

HISTORICALLY INSPIRED 
WATERFRONT

PEDESTRIAN WALKWAYS GENEROUS GREENSPACE
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NEIGHBOURHOOD SITE PLAN
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DIMENSIONED PLAN



SECTION 2  |  Concept

INDOOR-OUTDOOR RELATIONSHIP PLAN
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CIRCULATION PLAN
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SITE CROSS SECTION A

 1  2  3  4  5
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 1 DUNCAN EDGE DETAIL  2 STRATA LANE DETAIL  3 CENTRAL GREENWAY DETAIL

 4 STRATA LANE DETAIL  5 RIVERFRONT DETAIL

SECTION A DETAILS
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SITE CROSS SECTION B

 1  2  3  4  5
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 1 INDUSTRIAL EDGE DETAIL  2 STRATA GREENWAY DETAIL  3 STRATA ROAD DETAIL

 4 THE GREEN  5 FURNESS STREET DETAIL

SECTION B DETAILS
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VERTICAL WINDOW  
PROPORTIONS

GABLE ROOF
MID-BLOCK VARIATION 

SHED DORMER
GREAT PORCH ENTRY 

EXPERIENCE
GREAT PORCH ENTRY 

EXPERIENCE

PRECEDENT IMAGES - ARCHITECTURE
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UNIT A | STREETFRONT TOWNHOME ELEVATIONS

GREENWAY ELEVATION

STRATA LANE ELEVATION

SIDE ELEVATION

SIDE ELEVATION
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UNIT B | MEWS TOWNHOME ELEVATIONS

GREENWAY ELEVATION

STRATA LANE ELEVATION

SIDE ELEVATION

SIDE ELEVATION

GREENWAY ELEVATION

STRATA LANE ELEVATION

SIDE ELEVATION

SIDE ELEVATION
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UNIT C + D | MEWS TOWNHOME ELEVATIONS

GREENWAY ELEVATION

STRATA LANE ELEVATION

SIDE ELEVATION

SIDE ELEVATION
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UNIT E | RIVERFRONT DUPLEX ELEVATIONS

DYKE ELEVATION

STRATA LANE ELEVATION SIDE ELEVATION
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EXISTING 
INDUSTRIAL

STREET CONTEXT ELEVATIONS - DUNCAN STREET

ENTRANCE

MID-BLOCK 
WALKWAY

FURNESS ST. EXISTING PORT ROYAL
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PERSPECTIVE 

DUNCAN STREETSCAPE ELEVATION



  | 33

VIEW FROM DUNCAN STREET ENTRANCE

PERSPECTIVE
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PERSPECTIVE 

FURNESS STREET EXPERIENCE
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RIVERFRONT STRATA STREET

PERSPECTIVE
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PERSPECTIVE 

FURNESS STREET EXPERIENCE
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RIVERFRONT STRATA STREET

PERSPECTIVE
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MATERIALS + COLOUR PALETTE

(PABCO PEWTER)

(CHARCOAL)

(GENTEK - PEARL)

(BM 2126-70 CHALK WHITE)

(BM 2126-30 ANCHOR GRAY)

(BM CC780 KENSINGTON BLUE)

(BM AF-355 ETRUSCAN)

(BM 2133-30 DAYS END) (BM AF-300 DINNER PARTY)

(PAINTED)

SAMPLE ELEVATION COLOUR PALETTE C

SAMPLE ELEVATION COLOUR PALETTE C
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Design Approach 
Set within the picturesque Riverine Environment of the Fraser River, Riverwalk’s 
landscape draws inspiration from both its natural surroundings, industrial 
heritage and residential character of the Port Royal.  

Landscape Style 
Inspired by the Port Royal neighbourhood to the east, the landscape seeks to 
establish a strong public realm in support of the pedestrian-scaled masterplan. 
A variety of front yard treatments, including low fences, trellis structures, 
small trees, shrubs, and vine plantings, will frame the front porch, welcoming 
residents to utilize their yard, and foster interactions between neighbours. 
Appropriate landscape treatments along the Plan’s street and river edges will 
ensure a seamless integration into the existing neighbourhood, creating a 
friendly pedestrian public realm.

Street Trees 
Street trees and plantings are generously distributed throughout the site, 
including along internal strata mews and laneways. The proposed planting 
palette is characterized by a selection of native and non-native drought 
resistant plantings, supported by a low-drip irrigation system to establish 
and ensure their survival during conditions of drought. These plantings will 
create texture throughout the site and provide visual interest as the seasons 
change. Tree groupings between buildings will assist with the identification of 
pedestrian passages.

Strata + Public Parks 
Four generous Strata Parks are distributed throughout the site – the Green, 
Yard, Riverfront and Commons - representing approximately 15% of the total 
site area. Each Park is envisioned as a flexible community space for gatherings 
and play with ample seating and areas for children to play. Park spaces are 
linked by a system of tree-lined mews, and public SROW pathways to provide 
a network of comfortable walking routes with connection to the existing public 
pathways.
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LANDSCAPE PRECEDENT IMAGES

CIVIC INSPIRED PUBLIC WATERFRONT NATURAL PLAY AREAS
PLANTED GREENWAYS + 

LOW FENCES
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16161-4.ZIP 16-161

OF 3

NEW WESTMINSTER, BC

QUEENSBOROUGH
TOWNHOUSE DEVELOPMENT

LANDSCAPE
PLAN

L1
16.OCT.28

1"=30'-0"

DO

MCY

1 17.JAN.09 NEW SITE PLAN YR

2 17.FEB.07 NEW SITE PLAN MM

3 17.MAR.20 ISSUED FOR DP

4 17.Sept.01 NEW SITE PLAN MM&YR

PLANTING + MATERIALS PLAN
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16161-4.ZIP 16-161

OF 3

NEW WESTMINSTER, BC

QUEENSBOROUGH
TOWNHOUSE DEVELOPMENT

LANDSCAPE
PLAN ENLARGEMENT

L2
16.OCT.28

1"=20'-0"

DO/MM

MM

MCY

1 17.JAN.09 NEW SITE PLAN YR

2 17.FEB.07 NEW SITE PLAN MM

3 17.MAR.20 ISSUED FOR DP

4 17.Sept.01 NEW SITE PLAN MM&YR

LANDSCAPE DETAILS
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AS SHOWN
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LANDSCAPE DETAILS
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DEVELOPMENT DATA SHEET

  CITY OF NEW WESTMINSTER, BC
  LEGAL ADDRESS: EASTERLY HALF PARCEL "A" (REFERENCE PLAN 6680) LOT 12 BLOCK "A" DISTRICT LOT 757 GROUP 1 PLAN 2620;

WESTERLY HALF PARCEL "A" (REFERENCE PLAN 6680) LOT 12 BLOCK "A" DISTRICT LOT 757 GROUP 1 PLAN 2620;

LOT 91 DISTRICT LOT 757 GROUP 1 OLAN 49791;

LOT 12 BLOCK "A" DISTRICT LOT 757 GROUP 1 PLAN 2620 EXCEPT: PARCEL "A" (REFERENCE PLAN 6680);

LOT 13 BLOCK "A" DISTRICT LOT 757 GROUP 1 PLAN 2620;

PART LOT 14 BLOCK "A" DISTRICT LOT 757 GROUP 1 PLAN 2620;

PARCEL "C" (REFERENCE PLAN 4619) LOT 35 BLOCK "A" DISTRICT LOT 757 GROUP 1 PLAN 2620 EXCEPT: PARCEL "B" (REFERENCE PLAN 4621); AND

PARCEL "A" (REFERENCE PLAN 4620) BLOCK "A" DISTRICT LOT 757 GROUP 1 PLAN 2620

GENERAL STATISTICS
SITE AREA

(Sq ft) %

388,577 100 Current CD-43; CD-42; P-10

329,375 85 Proposed CD ZONE

(Sq ft) % Duncan Street Dyke Setback West Side Furness Street

35% CD-42: 0.9
CD-43: 1.5

7.5M 3.65M

110,446                   GROSS 28%
NET: 33%

GROSS: 
0.64

NET: 0.77
THREE STOREYS (10.7M MAX) 8.5M 7.5M 8.2M - 15M 3.65M

UNITS

A 15 2 TANDEM 117.0 565.5 565.5 1,248.0 448.5 1181.5 31,900.5
A1 15 2 TANDEM 117.0 587.7 571.9 1,276.6 461.0 1210.1 24,202.0
A2 15 2 TANDEM 117.0 587.7 571.9 1,276.6 461.0 1210.1 8,470.7

SUBTOTAL

B 20.5 4 DOUBLE 276.0 656.4 656.4 1,588.8 402.9 1545.1 67,984.4
B1 20.5 4 DOUBLE 280.7 681.4 666.4 1,628.5 408.4 1586.9 0.0
Ba 20.5 4 DOUBLE 276.0 656.4 656.4 1,588.8 402.9 1545.1 6,180.4

B1a 20.5 4 DOUBLE 280.7 681.4 666.4 1,628.5 408.4 1586.9 3,173.8
B2 20.5 4 DOUBLE 280.7 681.4 666.4 1,628.5 408.4 1586.9 41,259.4
B2a 20.5 4 DOUBLE 280.7 681.4 666.4 1,628.5 408.4 1586.9 3,173.8

SUBTOTAL

C INTERLOCK 3 TANDEM 80.0 594.7 594.7 1,269.4 438.4 1,236.5 14,838.0
D INTERLOCK 3 DOUBLE 295.7 594.7 594.7 1,485.1 393.9 1,453.7 17,444.4

SUBTOTAL

DUPLEX 20.5 4 DOUBLE 407.9 785 701.7 1,894.6 405.7 1773.5 24,829.0
SUBTOTAL

TOTAL TOTAL 252,860 TOTAL 243,456.40
NOTE: POTENTIAL SELLABLE AREA TO BE VERIFIED AND CONFIRMED BY QUANTITY SURVEYOR

PARKING OPEN SPACE

Stalls Acres %

1.4/2-BEDROOM DU 1.4 X 54 PUBLIC OPEN SPACE 1.38 ac 15%

1.5/3-BEDROOM UP DU 1.5 X 116 STRATA OPEN SPACE 1.36 ac 15%
PROVIDED RESIDENTIAL PARKING TOTAL 340 TOTAL 2.74 ac 30%
REQUIRED VISITOR PARKING 0.2 CARS/DU BUILDING > 2 UNITS 0.2 X 156 31.2
PROVIDED VISITOR PARKING TOTAL 32

FSR

CD-42: THREE STOREYS NOR 35FT (10.7M), MEASURED FROM 4.40M GSC DATUM
CD-43: SIX STOREYS NOR 66 FT (20.12M), MEASURED FROM 4.40M GSC DATUM

12

BEDROOMS

ZONING

BUILDING HEIGHT

7

78

SETBACKS

TOTAL SELLABLE AREA 
(Sq ft)

LOWER FLOOR 
Area (Sq ft) 

MAIN FLOOR AREA 
(Sq ft)

UPPER FLOOR 
Area (Sq ft)

GROSS AREA     
(Sq ft)

GARAGE AREA  
(Sq ft)

SELLABLE AREA (Sq 
ft)

14

PARKING TYPE

249.5

14

TYPE

24

Gross
Net

Premitted

SITE COVERAGE

Proposed

A

27
20

54

UNIT TYPE WIDTH COUNT

12

4
2
26
2

REQUIRED RESIDENTIAL PARKING

C/D

170

FORMULA

B

44
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KEY SITE MEASUREMENTS

Setbacks Metric Imperial Slopes Grade

Duncan Street 8.5m 27.9' Duncan Street Entrance - 27m Run 6%

Furness Street 3.5m 11.5' Furness Street Driveway - 23m Run 3%

West Industrial - Siding Condition 8.5m 27.9'

West Industrial - Fronting Condition 16m 52.5'

Waterfront - Dyke Management Setback 7.5m 24.6'
Streets Visitor Parking Stalls

Fire Access - Width 7.3m 24' Parallel 10

Fire Access - Centreline Turn Radius 13m 42.7' 90 degree 22

Strata - Width 6m 19.7' Total 32
Strata - Centreline Turn Radius 12m 39.4' Daycare Parking/Drop-off On-street
Curb to Building

Large Townhome Minimum 1.82m 5.9'

Small Townhome Minimum 2.0m 6.6'
Building Separations

Small Townhomes - Side to Side Minimum 3.66m 12.0'

Large Townhomes - Face to Face Minimum 9.00m 29.5'

Large Townhomes - Side to Side Minimum 4.27m 14'
Duplexes - Side to Side Minimum 4.12m 13.5'
Greenways

Central East-West Greenway Minimum Width 5.4m 17.7'

Central North-South Greenway Minimum Width 9m 29.5'

Industrial North-South Greenway Minimum Width 8.5m 27.9'
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VEHICLE CIRCULATION
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PEDESTRIAN CIRCULATION
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GREENSPACE ANALYSIS
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VIEW ANALYSIS
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RESIDENTIAL UNIT ANALYSIS
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DEVELOPMENT 
TEAM

DEVELOPER
300 - 550 Burrard Street
Vancouver, BC
T: 604-689-3040 

Contact: Nick Kasidoulis

LANDSCAPE ARCHITECT
C100 - 4185 Still Creek Drive 
Vancouver, BC
T: 604-294-0022 

Contact: Mary Chan Yip 

URBAN PLANNING
1925 Main Street
Vancouver, BC
T: 604-739-7526 
 
Contact: Elliot Turnbull

ARCHITECT
1925 Main Street
Vancouver, BC
T: 604-876-5050 

Contact: Jie Li

LANDSCAPE ARCHITECT
1925 Main Street
Vancouver, BC
T: 604-739-7526 

Contact: Don Wuori

DESIGN PERMITTING PROCESS
Suite 205 - 1628 West 1st Avenue 
Vancouver, BC
T: 604-730-8107 

Contact: Michael Huggins



DESIGN PANEL  
COMMENTS SUMMARY1

1 - Taken from September 26th Meeting Draft Minutes as circulated on October 25th

Panel Comment Response

1A
“On the Furness St. side, the building appears monumental and there will be 
a need to ensure that they mesh with the houses across the street.”

Page 4-5

1B
“Ridgeline of the houses is continuous all the way across, but could be 
articulated further.”

Page 6-7

Panel Comment Response

2A
“Further information is requested to allow the Panel to comment on the 
setbacks and understand the entry to the buildings, including how the front 
entrances meet the end units within the mews.”

Page 8-15

Panel Comment Response

3A
“It would be useful to see details and building plans along the buffer area to 
gain a better understanding of the orientation of the bedrooms facing the 
area.”

Page 16-19

3B
“The attenuation fence will be a necessity for the area adjacent to the 
industrial area, and further details are desired on the wall and the edge 
treatment adjacent to the industrial site.”

Page 20-21

3C “It was suggested to perhaps increase the 10 foot buffer to a wider area.” Page 22-23

Panel Comment Response

4A
“The guidelines specify no vinyl siding on buildings, and this type of siding is 
listed as a material in the plans for the development.”

Page 25

4B “Brick, wood, and stone are recited as suggested materials in the guidelines...” Page 25

Panel Comment Response

5A
“Internal pathway at the Northwest corner of the development could be 
reconsidered so that the front doors open to the public path.”

The private mews pathway 
is required for Fire Fighter 
access. 

5B
“With the postal boxes situated in a public area, they may be subject to 
vandalism...”

Post boxes designed as 
per Canada Post “Delivery 
Planning Standards Manual”.

5C
“Trees along the train track walkway would be an excellent addition, however 
a hedge would be more practical from a train operator’s point of view.”

Page 26-27

5D
“More details are desired on the historical context features that are mentioned 
in the plans for the commons.”

Page 28-29

5E
Zoom-ins provided + PDF is 
full resolution.

5F Building plans were requested. Page 31-41

QUESTION 1* :  
The Project has 170 units. Is there enough variation in the architectural presentation to ensure 
that the project is not monotonous?

QUESTION 2* :  
In a number of insta

QUESTION 3*:  
e site is adjacent to an active industrial area. Are the setback, materials, 

to the units adjacent to the industrial site?

QUESTION 4* :  
Does the project conform to the Development Permit Area Guidelines?

GENERAL COMMENTS:

3D
“It would be worthwhile to examine the spacing of the trees by the buffer so 
that the species are alternated from the planting across the street.”

Page 22-23

3E
“An increase in the buffer planting is suggested as it may not appear as wide 
in the winter time.”

Page 22-23
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COMMENT 1A:
“On the Furness St. side, the building 
appears monumental and there will be a 
need to ensure that they mesh with the 
houses across the street.”

RESPONSE 1A:
The eight unit building is one of two 
which address Furness Street with a 
new sidewalk and street trees. The 
condition across from this building is 
a siding condition, with the majority 
being a rear laneway and garages. As 
such, the impact on the neighbourhood 
will be minimal. 

A

N o r t h  A r m  F r a s e r  R i v e r
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Garage

Siding 
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Furness Street Condition (Existing)
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A

COMMENT 1B:
“Ridgeline of the houses is continuous all 
the way across, but could be articulated 
further.” 

RESPONSE 1B:
Render #1 shows a typical pedestrian 
view along Duncan Street. The roof 
ridgeline will not be visible from 
pedestrian level both within the site and 
from public streets. A Render #1: Pedestrian View 

on Furness St.

North Arm Fraser River
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Render #1: Pedestrian View on Furness Street
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B

COMMENT 2A:
“Further information is requested to allow 
the Panel to comment on the setbacks 
and understand the entry to the buildings, 
including how the front entrances meet 
the end units within the mews.”

RESPONSE 2A:
Render #2 looks east along the East-
West Central Greenway, showing the 
front and adjacent siding condition.

B Render #2 Central Greenway 

Central Greenway 

North Arm Fraser River
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Render #2: View Eastward along East-West Central Greenway 
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COMMENT 2A:
“Further information is requested to allow 
the Panel to comment on the setbacks 
and understand the entry to the buildings, 
including how the front entrances meet 
the end units within the mews.”

RESPONSE 2A:
Render #3 looks north along one of the 
North-South mews.

C

North-South Mews 

C Render #3: 9.0m North-South Mews

North Arm Fraser River
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Render #3: View Northward along typical North-South Mews
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PMT

PMT

PMT

EL
EC

TR
IC

A
L

ELECTRICAL

ELECTRICAL
6x12

ELECTRICAL
5x9

ELECTRICAL
5x9

ELECTRICAL

ELECTRICAL
5x9

ELECTRICAL ELECTRICAL

A

ICALALICIC

PMT MPMT

CTRIII
5x9

B

COMMENT 2A:
“Further information is requested to allow 
the Panel to comment on the setbacks 
and understand the entry to the buildings, 
including how the front entrances meet 
the end units within the mews.”

RESPONSE 2A:
The Site Plan, showing the ground floor 
details of each unit, is provided along 
with two key details.

Detail A shows the narrowest point of 
the Central Greenway.

Detail B shows the narrowest point of 
the North-South mews.

North Arm Fraser River

Duncan Street

Fu
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s 
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et
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ELECTRICAL

PMT

ELECTRICAL
5x9

 Central Greenway (Narrowest Condition)  North-South Mews (Narrowest Condition)

6.
46

m

9. 00m

A B

M
ew
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COMMENT 2A:
“Further information is requested to allow 
the Panel to comment on the setbacks 
and understand the entry to the buildings, 
including how the front entrances meet 
the end units within the mews.”

RESPONSE 2A:
The Site Plan, showing the second floor 
details of each unit, is provided along 
with two key details.

Detail A is a zoom in of the narrowest 
point of the Central Greenway.

Detail B is a zoom in if the narrowest 
North-South mews. 

North Arm Fraser River

Duncan Street
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PMT
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C

COMMENT 3A:
“It would be useful to see details and 
building plans along the buffer area 
to gain a better understanding of the 
orientation of the bedrooms facing the 
area.”

RESPONSE 3A:
The Site Plan, showing the ground floor 
details of each unit, is provided along 
with two key details.

Detail A is a zoom in of The Yard 
parkette with fronting townhomes.

Detail B is a zoom in of the waterfront 
townhomes siding condition.

Detail C is a zoom in of the mews 
and street fronting townhomes siding 
condition.
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COMMENT 3A:
“It would be useful to see details and 
building plans along the buffer area 
to gain a better understanding of the 
orientation of the bedrooms facing the 
area.”

RESPONSE 3A:
The Site Plan, showing the second floor 
details of each unit, is provided along 
with two key details.

Detail A is a zoom in of The Yard 
parkette with fronting townhomes.

Detail B is a zoom in of the waterfront 
townhomes siding condition.

Detail C is a zoom in of the mews 
and street fronting townhomes siding 
condition. 
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COMMENT 3B:
“The attenuation fence will be a necessity 
for the area adjacent to the industrial 
area, and further details are desired on the 
wall and the edge treatment adjacent to 
the industrial site.”

RESPONSE 3B:
A Landscape Plan is provided with a 
cross section of the industrial edge at 
it’s narrowest point, along with details 
of the attenuation fence to comply with 
bylaw requirements. Following findings 
of an Acoustic Report, noise readings 
along this edge are within allowable 
limits; however, homes will be treated 
with sound proofing materials to 
account for future industrial activities. 
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Western Walk Cross Section at narrowest point

INDUSTRIAL 

PROPERTY

6 FT. HT. WOODEN FENCE

LANDSCAPE BUFFER PUBLIC PATH PORCH HOME SIDING CONDITION

3.0M 3.0M

6’0”

A 6’ High Acoustic Wood FenceB
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COMMENT 3C, 3D + 3E:
“It was suggested to perhaps increase the 
10 foot buffer to a wider area”

“It would be worthwhile to examine 
the spacing of the trees by the buffer so 
that the species are alternated from the 
planting across the path.”

“An increase in the buffer planting is 
suggested as it may not appear as wide in 
the winter time.”

RESPONSE 3C, 3D + 3E:
A landscape plan has been provided. 
Detail A is a zoom-in of The Yard, a small 
parkette buffering the industrial edge. A 

the attenuation fence has been set at 
a 3.0 metre minimum distance with 
substantial plantings between. The 

fence are comprised of coniferous/
evergreen species to maintain a green 
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COMMENT 4A + 4B:
“The guidelines specify no vinyl siding 
on buildings, and this type of siding is 
listed as a material in the plans for the 
development.”

“Brick, wood, and stone are cited as 
suggested materials in the guidelines...”

RESPONSE 4A + 4B:
An updated Materials and Colour Palette 

listed, supporting the Queensborough 
Design Guidelines intent, while providing 
a safer and maintenance free cladding.  

(PABCO PEWTER)

(CHARCOAL)

(BM-2141-50 HORIZON GRAY)

(BM 2126-70 CHALK WHITE)

(BM 2126-30 ANCHOR GRAY)

(BM CC780 KENSINGTON BLUE)

(BM AF-355 ETRUSCAN)

(BM 2133-30 DAYS END) (BM AF-300 DINNER PARTY)

(PAINTED)

SAMPLE ELEVATION COLOUR PALETTE C

SAMPLE ELEVATION COLOUR PALETTE C
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COMMENT 5C:
“Trees along the train track would be an 
excellent addition, however a hedge would 
be more practical from a train operators 
view.”

RESPONSE 5C:
Detail A provides a zoom-in detail for the 
Spurline Promenade along with a Plant 
List. 

Detail B provides a cross section for the 
Spurline Promenade. 

The 3.0m Spurline Promenade now 

and street trees along the residential 
edge.

14R44

UP

A

B
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EL 2.140m

Sprurline Promenade

Wood Fence

Continuous 
Evergreen 
Hedge

42” HT. WOOD FENCE

EVERGREEN HEDGE

NARROW TREE

Spurline Promenade DetailA

Spurline Promenade Cross SectionB

RAILWAY PUBLIC PATH

3.0m

PATIO
STREET FRONTING 

TOWNHOME
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COMMENT 5D:
“An increase in the buffer planting is 
suggested as it may not appear as wide in 
the winter time.”

RESPONSE 5D:
Details of the historical inspiration of the 
Central Commons have been provided, 
along with Detail A which shows the 
Central Commons up close. Detail B 
provides cross section of the park. 

A

B
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Central Commons Details

Historically Inspired Central Commons 
Poplar Island received it’s name over 150 years ago from 
the Royal Engineers who first arrived in what is now 
known as New Westminster. Col. Richard Moody named it 
Poplar Island for the trees found growing on the island.

With the arrival of European Settlers in BC, diseases 
such as smallpox were introduced, resulting in several 
epidemics in the Native population. As various 
settlements continued up the Fraser River, a major 
epidemic broke out in 1889. As Poplar Island is physically 
removed from any part of New Westminster, it was chosen 
as a place to quarantine smallpox victims.

In recognition of the history of Poplar Island, the Central 
Commons was designed to acknowledge the forested 
island. Angled walkways point towards the island and 
the Commons is planted with a grove of Poplar trees. 
In-ground uplights have been integrated into the paving 
surface. These lights are symbolic of the small pox 
victims who were quarantined on the island. 

Today, Poplar Island is held by the Metro Vancouver 
parks department as a strictly protected nature reserve, 
in perpetuity. 

B

B

DYKE  
PLANTING

DYKE  
PATHWAY GRASS ENTRY SPACE

Central Commons DetailA Central Commons Cross SectionB
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Unit Type Information Provided

A1 Street Fronting Townhome Page 30

A2 Street Fronting Townhome - End Page 31

A3 Street Fronting Townhome - End Page 32

B1 Mews Fronting Townhome Page 33

B2 Mew Fronting Townhome Page 34

B3 Mews Fronting Townhome - End Page 35

C1 Riverfront Duplex Page 36

D1 Riverfront Townhome Page 37

D2 Riverfront Townhome - End Page 38

E1/F1 Interlock Street/Mews Fronting Townhome Page 39

COMMENT 5F:  
The Design Panel no

UNIT PLANS
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UNIT A1
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UNIT A2
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UNIT A3
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UNIT B1
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UNIT B2
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UNIT B3
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UNIT C1
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UNIT D1
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UNIT D2
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UNIT E1 + F1
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Mix of homes within a 
civic-inspired waterfront 
neighbourhood.

New community daycare for the 
Queensbourough Community.

Proximity to future commercial 
areas + transit to reduce vehicle 
use.

Remediate, remove industrial 
remnants, and restore the 
shoreline, enhancing the natural 
environment. 

New dyke to protect against 
flooding + homes built above 
4.2m flood level.

Historically inspired  
landscape design.

Mix of 2, 3 and 4 bedroom 
homes including street and 
mews fronting townhomes  
and riverfront duplexes.

Public trails around and  
through the site, providing  
new links in the community.

Furness entrance provides 
convenient daycare access  
and looped laneway system 
ensures safe + efficient access 
to each unit.

Public road realignment 
to enhance vehicular and 
pedestrian circulation.
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RRIVERWALK | Land Use Rationale 

March 12th, 2018 

 

Background 

The site (45 + 175 Duncan Street) is currently zoned CD-42 and CD-43 which allows for a mix of 48 
townhomes and 425 apartment units. The current proposal envisions a 170-unit mix of ground-
oriented, family-friendly townhomes and duplexes. 

Previous Applications – Changes to the Design 
Attached to this application are three separate packages: 

1. Design Panel Submission – September 2017 
2. Design Panel Re-Submission – November 2017 
3. Advisory Planning Commission Submission – March 2018 

The September submission was the first presentation of the project to the New Westminster Design 
Panel and contains site plans and architectural renderings based on the format requested by the 
Design Panel Submission Requirements. The October package contains detailed plans and renderings 
to address Panel members’ comments from the September meeting and provide additional requested 
information. The November package was supported by the Design Panel, and Anthem has been 
working with staff to further refine the Plan. 

Between the November Design Panel meeting and the current Advisory Planning Commission 
meeting, a significant design change has occurred: the driveway entrance into the Site from Duncan 
Street, which crossed an infrequently used rail line, has been removed from the plan. Attached to this 
letter is a detailed explanation for this design change. In summary, the entrance was removed based 
on comments from both New Westminster Engineering and Southern Rail, the operator for the rail 
line, which made it clear that the entrance could not be supported due to safety and infrastructure 
concerns. The Duncan entrance has been replaced with a new Strata park, increasing the total number 
of parks on the site to five and providing an additional amenity for future residents. The Furness Street 
entrance has been retained and will serve as the main entry into the site.  

Site Access Rationale 
See attached. 

Land Use Rationale 

Civic-inspired Riverfront Neighbourhood  
Drawing inspiration from the Site’s riverfront location and rich history, the Master Plan seeks to build 
upon Port Royal’s strong neighbourhood patterns of street-fronting homes, tree-lined streets and 
pedestrian walkways. Located on the former Mercer Star Shipyards, the 3.6 hectare Riverwalk site 
serves to complete the Queensborough vision through extending the public riverfront westward, linking 
to both the Port Royal neighbourhood to the east and the future commercial Queensborough Mixed-
Use Node to the south which will “serve the needs of the community with a system of parks, open 
spaces, and recreational facilities” (QCP, 2013). Featuring a selection of 170 duplexes and townhomes 
set within a civic-inspired riverfront neighbourhood, the Plan includes a mix of 2, 3, and 4- bedroom 



     

Page 2 
 

homes and landscaped strata parks, reflecting the requirements of New Westminster’s 2016 Family 
Friendly Housing Policy.   

Duncan Street + The Spurline Promenade 
The face of the Riverwalk development is located along the 200m frontage of the re-envisioned Duncan 
Street, designed to celebrate the tradition of rail in Queensborough. Arranged into three pedestrian-
scaled blocks, featuring The Platform park, street-fronting townhomes overlook the street with direct 
access to a new 3m public pathway (Spurline Promenade) which sits above the existing rail line, 
reminiscent of historic streetcar platforms. The orientation of these homes completes the Duncan 
Street public realm and provides a more urban face to the future commercial Queensborough Eastern 
Neighbourhood Node envisioned by the City. Residents will easily be able walk for their daily needs, 
reducing vehicle use and satisfying Goal Three of the Queensborough Community Plan (“To reduce 
community energy use”). With transit conveniently located along both Duncan Street and Ewen 
Avenue, residents will be well positioned to leave their cars at home and further reduce greenhouse 
gas emissions.  

Green at the Center + Park-front Living 
Linking Duncan Street to the Riverfront is the Green, positioned along the main east-west strata 
mews. The Green strata park sits at the center of the neighbourhood, offering a generous park within 
the neighbourhood which features a play area for children supported by family-friend, ground-oriented 
townhomes, further satisfying the requirements of the Family Friendly Housing Policy (2016).  

Furness Street + Neighbouring Port Royal 
The entrance on Furness Street provides a convenient access to the public Daycare Facility that will be 
provided as part of the Riverwalk proposal. Anthem is dedicating to the City a 5,575 square foot site for 
a new daycare to meet the need identified by New Westminster’s Child Care Needs Assessment 
(2008). This daycare is anticipated to create a total of 37 new daycare spaces for the residents of 
Queensborough. To the south of the daycare, street-fronting townhomes along Furness Street serve to 
extend the patterns of pedestrian-scaled blocks and tree-lined sidewalks to the Riverfront Walkway.  

Public Riverfront + The Dyke Extension 
Anchoring the Plan is the newly dedicated public walkway + dyke linking with the existing Port Royal 
Waterfront Walkway. Grounding the public program on the water are two generous landscaped 
Commons, providing areas of gathering on the River. The Central Commons will provide back racks to 
encourage active forms of transportation, in-line with City policies. The landscape design for the 
Commons is inspired by the history of small-pox on the adjacent Poplar Island, satisfying the 
Queensborough Community Plan’s goal to respect community heritage assets. The proposed Dyke 
with a Management Area dedicated to the City of New Westminster connects to the existing Dyke 
System in Port Royal, filling an existing gap “to protect Queensborough against and manage incidents 
of flooding” (QCP, Goal Five).  

Western Buffer + The Industrial Neighbour  
Intended to provide a solid buffer between proposed residential and existing industrial uses, the Plan’s 
western edge features a pedestrian and cycle pathway within a 3m public right-of-way connecting the 
Riverfront Walk to the Spurline Promenade along Duncan Street. Even though Acoustic Analysis 
shows current noise levels well within acceptable limits, the area features the Yard strata park with a 
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sound attenuation fence and built-up landscape layers to buffer potential future sound and light 
intrusion into the neighbourhood. 

AAdditional Information 

Childcare 
As part of the rezoning, Anthem will dedicate to the City a 5,575 square foot (517.9 square metre) site 
and construct the shell of a two storey, 3,195 square foot building for use as a child care centre for the 
Queensborough community. This daycare is anticipated to create a total of 37 new daycare spaces.  

Parks 

In total, 30% of the site (1.07 ha | 2.64 ac) will be provided as strata or public park.    
16% of the site (0.56 ha | 1.38 ac) will be dedicated to the city as Public park and walkway 
through the site.  
14% of the site (0.51 ha | 1.26 ac) will be provided as private strata park in the form of five 
parks (Central Commons, River Commons, The Yard, and The Platform) and tree-lined mews.  
The Queensborough Perimetre trail will be extended through the site with the dedication of a 
public riverfront walk which will be supported by proposed bike racks in the Central Commons.   

Acoustic 
Acoustic analysis was conducted by BKL on Feb 23, 2018. They determined that the most significant 
exterior noise source is road traffic along Duncan Street, with secondary and low magnitude 
contributions from the adjoining rail spur along Duncan Street and sporadic activities at the 
neighbouring industrial site to the west. The report recommends building treatments and materials in 
line with CMHC Guidelines as well as “Guidelines for New Development in Proximity to Railway 
Operations” which will adequately protect the future residents of the site from dominant noise 
sources. It is assumed that these recommendations will be followed. Currently, the industrial site on 
the West side of the site is inactive. In consideration of future industrial use, a sound attenuation 
fence and layered landscape plantings will further buffer the site from any potential light and noise 
pollution.  

Railway Guidelines 
Work has been initiated on a Development Viability Assessment as per Appendix A of the “Guidelines 
for New Development in Proximity to Railway Operations”. It is understood that any mitigation 
measures required to align the proposed development with FCM Railway Guidelines will be 
incorporated.  

Employment Lands 
The New Westminster OCP currently designates a portion of the site for Mixed Employment uses. This 
proposal will require re-designating these lands as Residential – Medium Density. In exchange, 0.61 
hectares will be dedicated to City to extend the Queensborough Perimeter Trail, construct a new dyke, 
and provide a new daycare. The daycare will also provide employment opportunities in the form of six 
new teaching/childcare positions.   
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Peter L. Horwood
ALLIED PLUMBING, HEATING & AIR CONDITIONING LTD.
mobile: 604.379.7159
24 hr service 604.731.1000
fax: 604.739.8040
peter @ allied plumbing.ca
www. allied – plumbing.ca



 

 





























January 18, 2018

To: Mayor J. Cote and Members of Council
      City of New Westminster

Jim Hurst - Development Planner - City New Westminster

Hardev Gill - Planning Technician - City of New Westminster

Emily Howard - Anthem Properties - Community Relations Manager

RE: Public Consultation - OCP Amendment and rezoning application 
for 41 and 175 Duncan Street - 20 February 2018

Anthem Properties presented to the Queensborough Residents Association 
their development plans for 41 and 175 Duncan on 14 February 2017.  

In addition Anthem Properties held a Public Open House at the 
Queensborough Community Centre on 3 October 2017.

Our community and our membership has had the opportunity to review plans 
and provide feedback.

Queensborough Residents Association approves this application and project 
within our community.

Sincerely,

Laurie David Moore
President Queensborough Residents Association
Email: qbresidents@yahoo.ca



 

 




